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EXTRACT   FROM 

PREFACE  TO  FIRST  EOmON, 


In  preparing  the  present  treatise,  it  has  been  my  en- 
deavor to  secure  a  statement  of  the  entire  law  applicable 
to  Building  Associations. 

I  have  collected  the  authorities  in  all  the  States  of  the 
Union,  and  the  decisions  of  the  English  Courts  so  far  as 
they  appeared  pertinent  to  the  system  of  Building  Associa- 
tions adopted  in  this  country.  From  them  all,  I  have 
lat  ^red  to  construct  a  work  of  general  and  particular  use- 
fulness, aiming  at  the  elaboration  of  fundamental  principles 
of  universal  applicability,  as  well  as  the  statement,  with 
precision  and  simplicity,  of  the  variances  noticeable  under 
the  laws  and  decisions  of  the  several  States.     *     *     * 

I  have,  however,  striven  for  completeness  in  yet  another 
direction, — in  touching  upon  and  stating  the  law  concern- 
ing all  obvious  matters  involved  in  the  management  and 
business,  the  internal  and  external  relations  of  Building 
Associations.  My  purpose  in  doing  so,  was  to  render  the 
treatise  not  only  useful  to  the  profession,  but  also,  in  a 
measure,  a  compendium  in  the  hands  of  laymen  interested 
in  and  occupied  with  the  affairs  of  these  institutions.  *  *  * 

[vii.] 


PREFACE  TO  SECOND  EDITION. 


A  PERIOD  of  thirteen  years,  and  that  one  of  remarkable 
growth  and  activity  as  concerns  building  associations,  has 
necessarily  brought  a  large  number  of  decisions  upon 
points  both  new  and  old  in  building  association  law. 
Questions  which,  at  the  publication  of  the  first  edition, 
were  unsettled  have  become  settled.  Others  that  were  sup- 
posed to  be  settled  are  again  open.  Some  of  the  doctrines 
then  received  have  come  to  be  rejected,  and  vice  versa. 
The  changes  in  the  teachings  of  this  book  will  be  found  to 
be  comparatively  few.  Those  that  have  been  made,  have 
beci.  made  upon  full  consideration,  and  no  apology  is  offered 
for  them.  The  revision  to  which  the  work  has  been  sub- 
jected has  been  searching,  and  such,  it  is  believed,  as  to 
bring  it  abreast  with  the  .existing  state  of  the  law,  having 
regard  to  its  agreements  and  to  its  disagreements.  The 
only  important  alteration  in  the  make-up  of  the  book  is  the 
excision  of  the  second  chapter  of  the  first  edition,  contain- 
ing the  statutes  of  the  several  states,  etc.  That  compilation 
had  served  its  purpose,  and  if  retained  and  perfected  would 
have  swelled  the  volume  to  an  unwieldy  bulk. 

The  standing  which  has  been  accorded  to  this  work  by 
the  courts  and  the  profession  is  to  me  a  source  of  much 
grateful  satisfaction.  I  hope  that  tlie  labor  bestowed  upon 
the  preparation  of  the  new  edition  may  be  found  to  ha\'e 
increased  its  useful nes.s.  G.  A.  K. 

Reading,  Pa., 

April,  1S95. 
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Virginia,  District  of  Columbia,  Michigan  and  Mis.si.ssippi,  §§  352- 

353- 

New  Hampshire,  §  354. 

New  York,  §  355. 

Georgia,  §  356. 

North  Carolina  and  South  Carolina,  i^§  357-358. 

Nebraska,  §  359. 

Kentucky,  §  360. 

Pennsylvania,  §  361. 

Texas,  §  362. 

Indiana,  §  363. 
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V-   .niri.  Ohio,  Wost  \  iruinia,  §  364. 
.  isions,  §  365. 
it  i»rinc«ple«  concerning  Uwnsand  horrovvers,  §  366. 
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INCIimSTS  T<»    LOANS  OK    ADVANCKMKNTS. 

V*»Tv  inwv  W<"<nnc  an  eltMUeiU  in  aluiildinjj;  association  loan,  §  367. 
new  HjijrciMncnt,  »j  36S. 
wer  tnrectivery  of  nsury;  (lualificalions,  §S  369-37'- 
,  ..vrr>-  of  usnry  paid  in  North  Carolina,   Georgia  and  West 

Virvinm,  t 

;..!  tiT'ivL-iN  i>i   nsury,  S  373. 
,.•  df  fence  of  usury,  S$  374-376. 
I'ntry  merged  in  ju<lK">ent  cannot  he  recovered,  §  377. 

;i  to  statute,  §  378. 

.lation  of  loan,  when  not  usurious,  §  379. 
lawful  incidents  to  huilding  association  mortgage,  §§  380-381. 

ilation  for  stock-payments  or  dues,  §i?  3S2-383. 

,  .      ..    ...y  including  interest,  or  redemption  money,  §  384. 

Right  and  extent  of  interest  reservation,  §  385. 

Interest,  in  any  fonn,  ceases  upon  re-inibursement  of  society,  §§  386-387. 

Running  of  interest  not  suspended  by  bringing  and  during  pendency  of 

Mill;  but  by  tender,  §  388. 
I*f  lines,  §  3R9. 

^  uirc  ami  kiml,  §S  39*^-39'- 

•  f  menil*ers  and  outsiders,  §  392. 
l'\  rities,  {J  39; 

Rr  ':/,e<l  in   IIr-  s,-vrl;ii   ->l,ilt:-s,   jj  394. 

•"1  i  to  mean  "amount  actually  advanced,"  §§  395-396. 

Hi  I  contract  of  loan,  &c. ,  made  in  pursuance  of  charter  and 

Pr  iig  association  loans,  §  398. 
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I'RKMIUM. 

^icner.illy;  gross— installment  premium,  §  399. 
:e  nature  and  method  of  payment,  SS  400-401. 
f  computation  must  be  treated  as  a  deduction,  §  402. 
1- 

i...-.ions  on  premiums,  §§  405-406. 

incre-'ised  interest,  §^  407-408. 
iixr<l  by  free  competition;  minimum  premium,  §§  409- 

'PP-  365-381.) 
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§  440. 
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stock  to  debt,  extinguisli  memljership  of  debtor,  §  44S. 
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due,  .stands  as  .security  for  future  membership  duties  ;  rights  of  mort- 
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Errors  and  omi.ssions  in  mortgages,  §§  450-451. 

Purchaser  subject  to  building  association  mortgage,  §  452. 

Building  association,  mortgagee,  may  exercise  all  the  powers  given  it 
concurrently,  notwithstanding  its  rules,  §  453. 
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•  itiou  ini>rt>ja)^e,  §  454- 
iiuMiilu-rs  by  society,  §  455- 
•  incmlwni  not  oAscts  for  purposes  of  wilh.lrawal  or  wiiuling- 

ers  an-  nsst-ts  for  purposes  of  taxation   of  society's 
pn>pcrty.     Ivxeniptions,  §§  458-460. 
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l>e6n>Uoii  of  slock:  ordinary,  prepaid,  preferred,  income   stock,  §§  461- 
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ilion  of  .stock  according  to  amount  of  dues  payable,  §  465. 
subscription  :  condition,  §  466. 
Ml  lilion  in  subscription  :  estoppel,  §  467. 
contlition  in  sulwcription  may  be  waived  ;  estoppel,  §  442. 
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•s  of  stock,  §  469. 

ifumcnt  of  shares  of  stock,  §§  470-471. 
•"in  transfer  ;  regulation  by  by-law,  §  472. 
:•  Mnprojxfr  refusal  to  transfer  ;  measure  of  damages,  §§  473-474. 

ely  ujxin  shares  Tor  arrears,  &c.;  levy  on  stock  covered  by 
hen,  j  475. 
!•-'■■     •         •  •-■  lo  enforce  stock-payments  by  suit,  §  476. 

)wer's  stock-payments  to  his  debt  to  the  society,  §  477. 
i-  ••        rs  right  to  apply  stock-payments  to  extinguishment  of  his  debt, 
s. 

-.  rinhl,  l>einK  pledgee,  to  apply  stock -payments  of  borrower  to 
extin^ithment  of  his  debt  ;  character  of  such  application,  §  479. 

'if  a])ijlication  to  debt,  v?§  480-4S2. 
aioii    lost  by  assignment    of  .shares  to  third 
p«rty.  t  ; 

"L-.sentative  or  surety  to  apply  stock  to  debt  ;  judg- 
--.    :    .  ..    ,^4- 

M«-  of  aaaeia.   as  to  stock   assigned  as  collateral  and  property 

......    .-^eflitors,  as  to  mar.shalling  of  assets,  §  492. 

of  thinl  pirties  upon  claim  for  mirshalling  of  assets,  § 

v.-^:.-,  ..r  ...1..:.,;.,  .  ,;,)..    ,^  compel  resort  to  oiii  of  two  funds,  §  494. 

•■5J495. 

^1>P-  432-483) 

CIIAl'TIvR  XVIII. 
■  ^'aOI.imOJI   AND   EI'FKCTS   OK   DISSOLUTION. 


fn 


•I  of  building  associations;  expiration,  §§  496-498, 
ry  agreement  of  stockholders  and  surrender  of 
I. 


CONTENTS.  XXI. 

Surrender  may  be  inferred  under  certain  circumstances,  §  502. 

Dissolution  by  act  of  legislature,  §  503. 

Dissolution  by  decree  of  court,  §  504. 
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CHAPTER  XIX. 
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Corporate  existence  de  facto  with  priuia  facie  title  shown  cannot  l^e 
questioned  collaterally  ;  state  alone  can  question  incorporation,  {J535. 

Same  rule  obtains  under  all  methods  of  incorporation,  §  536. 

Irregularities  in  obtaining  charter  which  cannot  be  taken  advantage  of 
collaterally,  §  537. 

Unlawful  provisions  in  by-laws,  §  538. 

Illegal  acts  subsequent  to  incorporation,  §  539. 

Lapse  by  charter  limitation  ;  denial  of  specific  powers;  curative  acts,  §§ 

540-542. 
Admission  of  corporate  existence  estops  from  denying  it  subsequently; 

purchaser  from  mortgagor  to  society,  §§  543-545. 
Estoppel  arising  by  behavior,  i^  546. 
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CHAPTER  XX. 

UNINCORPOR.\TED   BUILDING   .\SSOCI.\TlON,S. 

(ieneral  nature  and  legal  status  of  unincorporated  building  a.ssociations, 

§  547- 
Unincorporated  associations  cannot  claim  benefit  of  statutes  designed  to 

protect  societies  incorporated  under  them  ;' by-laws,  S  548. 
Management   and   contracts   of   unincorporated   l)uil(ling    associations ; 

agents,  §  549. 
Ivffect  of  incorporation  upon  rights  acquired  whiKst  unincorporated,  §550. 
Incorporation  of  association   1)y  its  existing  constitution   and  by-laws,  § 

55'- 
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§  44— p.  38— to  jiote  3  add:  That  an  act  clearly  intended  to  amend 
another  misrecites  the  date  of  the  latter  is  not  fatal  to  the  amend- 
ing act,  see  Poock  v.  Lafayette  B.  Ass'n,  71  Ind.  357. 

^  66 — p. '56 — to  note  4  add:  AfTinned  in  IVetherell  v.  Thirty-first  Str.  B. 
and  L.  Ass'n,  39  N.  E.  Rep.  143:  whether  the  stock  stands  in 
the  member's  name  or  has  been  merely  assigned  to  him  by  its 
former  owner:     ibid. 

^  III — p,  gy  -to  note  8  add:  The  amount  for  which  the  society  has, 
under  its  by-laws,  a  lien  upon  the  stock  belonging  to  any  mem- 
ber may  be  set  off  by  it  against  his  assignee's  (for  benefit  of 
creditors)  demand  for  the  withdrawal  value  of  the  shares: 
Wetherell  v.  Thirty-first  Str.  B.  and  L.  Ass'n,  (111.)  39  .V.  E. 
Rep.  143. — [See  supra.  \  66.] 

\  130 — p.  121 — in  note  4,  the  reference  Somerset  County,  etc.,  Ass'n  v. 
Vandervere,  11  N.J.  Eq.  282,  ought  to  h^w  N.J  Eg.  382. 

I  174 — p.  156 — to  note  5  add:  A  building  association  has  been  held 
compellable  to  accept  such  sum  in  satisfaction  of  a  mortgage 
given  by  a  member  to  it,  as  accords  with  the  representations,  in 
reference  to  its  by-laws,  made  by  its  secretary  in  his  dealings 
with  the  mortgagor  at  the  time  of  the  making  of  the  loan: 
Sawyer  \.  .Veiioniinee  L.  and  B.  Ass'n,  (Mich.)  61  -V.  //'.  Rep. 
521,  Grant  and  Hooker,  jj.,  diss. 

'■'/,  243— p.  2i6~in  note  i,  the  reference  Inhal)ilanls  of  Upper  .llloxvays 
Creek  v.  String,  10  N.  J.  L.  323,  ought  to  be  10  iV.  J.  L.  385. 

y,  249 — p.  221 — to  note  3  add:  Compare  Sawyer  v.  Menominee  L.  and  /!. 
Ass'n,  (Mich.)  61  A'.   //'.  Rep.  521.— [See  supra.  I  174.] 

^  271 — p.  236— in  note  3,  the  reference  Erench  v.  Municipal,  etc.,  Soc.  53 
/..  S.,  Ch.  D.  745,  ought  to  be  53  A.  ./.,  Ch.  D.  745- 

'i  272 — p.  237 — to  note  3  add:  Compare  Sawyer  v.  Menominee  /..  and  />'. 
.l.ss'n,  (Mich.)  61  N.  Il\  Rep.  521.— [See  supra,  ^  174. J 

/;  311— p.  275— in  note  i,  read  Bates  v.  People's,  etc.,  Association,  instead 
of  Baler  v.  People's  etc. 

■/,  312— -p.  275— in  note  4,  read  Bates  v.  J'eople's,  etc.,  .  Isssociation,  instead 
of  Baker  v.  People's,  etc. 

\  322— p.  285 — in  line  15  from  above,  read  "to  a  member,"  instead  of 
"  by  a  member." 

\  367 — p.  328— to  note  I  add:  In  an  action  by  a  building  a.ssociation  to 
foreclose  a  mortgage  it  appeared  that  defendant  applied  to  the 
l)uilding  associatif>n  for  a  loan  of  $3,o<'X)  and  agreed  that  he 
would  pay  56fX)  tliereof  into  the  .society's  guaranty  fund.  He 
then  owned  15  shares  of  the  society's  stock,  the  par  value  of 

[xxiii.] 
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^.. ',  .'.  .r..  1-ln^  5j«k>.     Tlic  society  borrowed  ;f2,(X)o  from  M,  and 

,  r  his  inort^nKe  to  M  for  lliat  ainount  and  gave  the 

tmrKiiiiK  "'>"   *''<?   niorlj,'aj,'e  in   snit,  jnovidiiii,'    for   the 

j< pt-r   nionlli,    nntil   such    payments,   with  the 

,  of  the  profits,  shonld  he  eqnal  to|3,ooo,  when 

\'  was  to  Ih?  discharj^ed.      Defendant  received  |2,4oo. 

/  t-   tmnsaction  was  not  nsnrious.      Ih-atiHc  Stale 

I  lion  V.  Monk,  (N.  J.)  30  .III.  AV/>.  872. 

Ill  hue  6  from  helow,  text,  read  "  legisUitors,"  instead  of 

t  JTS— |v  5.  >  adtl:     A  hy-law  of  a  huilding  association  provid- 

ing that  no  shares  of  stock  "shall  he  transferred  while  any  debt, 
!>•-  ■  I  due  of  any  kintl  against  the  owner  theref)f  may  re- 
li;  ;  ii<l  "  creates  a  lien  in  favor  of  the  society  for  any  debt 

due  lo  it  from  the  stockholder,  as  against  him  and  his  assignee 
f'  '  of  creditors,  whether  the  stock  stands  in  his  name  or 

h-  .....y  been  Jissigned  to  him  by  the  former  owner:  IVcth- 
rreU  v.  fhirty-firsl  Sir.  li.  and  A.  Ass'n,  (III.)  39  N.  E.  Rep. 
I :  '•  snpra,  \  in.] 

'   "!     r   '■  'Ac  I,  In  re  Xoi-i'ic/i  and  Suffolk,  elc,  ou^hiio  ha  In 

'!  and  Xof/olk,  elc. 

k  45«»— p.  549  >n  "o^e  3,  the  reference  Manahan  v.  I'arniiiii,  11  Id.  405, 
ought  to  l>e  II  (•'tay  405. 

Index — p.  586,  line  3  from  alx)ve,  read  "  of  security,"  etc.,  instead  of 
"of  society,"  etc. 
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OF  PRINCIPAL  REPORTS  CITED. 


Abb.  App.  Dec. — Abbott's  Appeal  Decisions,  New  York,  1S50-69. 

Anstr. — Anstruther's  Exchequer  Reports,  1792-97.     Engl. 

App.  Cas. — Appeal  Cases,  House  of  Lords,  England. 

Atk. — Atkyn's  Reports,  Chancer}',  1736-55      Engl. 

Atl.  Rep. — Atlantic  Reporter  (West  Reporter  System). 

B.  &  Ad. — Barnewall  &  Adolphus'  King's  Bench  Reports,  1S30-33.   Engl. 

B.  &  A.  (or  Aid. ) — Barnewall  &  Alderson's  King's  Bench  Reports,  1818- 

23.     Engl. 
B.  &  C. — Barnewall  &  Creswell's  King's  Bench  Reports,  1823-30.     Engl. 
B.  &  S.-  Best  &  Smith's  Queen's  Bench  Reports,  from  1861.     Engl. 
Barb. — Barbour,  New  York  Supreme  Court,  1847-77. 
Beav. — Beavan's  Reports  of  Cases  in  the  Rolls  Court,  1838-66.     Engl. 
Bell,  C.  C. — Bell's  Reports  of  Crown  Cases  Reserved,  1858-60.     Engl. 
Bingh. — Bingham's  Reports,  Common  Pleas,  1822-34.     Engl. 
Binn. — Binney's  Reports,  Pennsylvania  Supreme  Court,  1799-1814. 
Blackf— Blackford,  Indiana  vSupreme  Court,  1817-47. 
Bligh,  N.  S. — Bligh's  House  of  Lords  Reports,  New  Series,  1827-37.     Engl. 

B.  Mon.  (or  Monr. ) — Ben.  Monroe's  Reports,  Kentucky,  1S40-58. 

Bos.  &   Pul. — Bosanquet  &   Puller's  Common  Pleas  Reports,  1797-1807. 

Engl. 
Bosw. — Bosworth,  New  York  City  Superior  Court,  1857-63. 
Burr. — Burrow's  Reports,  King's  Bench,  i759~7o.     Engl. 

C.  B.,  or  Com  B. — Common  Bench  Reports,  1845-56.     Engl. 

C.  B. ,  N.  S.,  or  Com.  B.,  N.   S. — Common   Bench   Reports,   New  Series, 

1856-65.     Engl. 
C.  C.  R. — Crown  Cases  Reserved,  Engl.  Law  Reports,  1865-1875.     Engl. 
C.  L,  R. — Conmion  I^aw  Reports,  1854-55.     Engl. 
Can.  S.  C. — Canada  Supreme  Court. 

Car.  &  M. — Carrington  &  Marshman's  Cases  at  Nisi  Prius,  1840-42.   Ivngl. 
Car.  &  P. — Carrington  &  Paine's  Cases  at  Nisi  Prius,  1823-41.     Engl. 
Centr.  R.— Central  Reporter,  1886-1888. 
Chest.  Co.  Rep. — Chester  County  Reports,  Pa. 
Cold,  or  Coldw. — Cold  well's  Reports,  Tennessee,  1860-70. 
Com.  Dig. — Comyn's  Digest  of  the  Laws  of  England. 
Cow. — Cowen,  New  York  Supreme  Court  and  Court  of  Errors,  1823-1829. 
Cowp. — Cowper's  Reports,  King's  Bench,  1 774-1 778.     Engl. 
Cox,  C.  C. — Cox's  Criminal  Law  Cases,  from  1843.     Engl. 
Craig  &  Ph.  or  Cr.  &  Ph.— Craig  &  Philip's  Chancery,  184 1. 
Cranch — Cranch's  Reports,  U.  S,  vSupreme  Court,  1800-1815. 
Cro.  ICli/. — Croke's  King's  Bench  and  Common  Pleas  Reports  during  the 

reign  of  Elizabeth. 
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rts,  .^I^ss;K•lulsolls,  1S4S-53. 
'       "(•]K)rts 

s,  Hail  C<niit  Reports,  1S11-1S42.     Ivii^'l. 
.A-jnlcs'  Reports  in  the  Hail  Courts,  1S46-.19.      Ivn^l. 
lie  Court  of  Ivrrors,  1S02-1S13. 
\-  lU-ll's  Crosvu  Cases  Reserved,  1856-58. 

i!i  n.iiikriiplcy,  1S36-39.     I')ngl. 
....      -•■«■  Reports  in  Chancery,  1857-rx).     Engl. 
•  Gex.  I'isher  &  Jones'  Reports  in  Chancery,  1860-61. 

IV-  ''i<-<  \-  Sniith''->  Ri'ports  in  Chancery,  1862-65. 

Hr  i>  .  M.  .Mai-naghten  ^S:  Gordon's  Reports  in  Chancery, 

IV  Ox   it   Sniale's   Reports   in   the   Courts  of  Knight 

Bnice.  V.  C.  vS:  Tarker,  V.  C,  1846-52.     Engl. 
•     ■     '      ••  •-  I       ire  County  Reports,  Pa. 

\irf.  S<nith  Carolina  Court  of  Chancery  and  Court 

.  I  iMbincl  Re])orts. 
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Introduction  oithe  Subject  of  the  Present  Treatise. 

§  I.  The  building  association  is  an  institution  in  modem 
society.  Its  plan  was  designed  to  meet  the  wants,  and 
accommodate  itself  to  the  peculiarities,  of  men,  whose  little 
earnings  can  be  only  slowly  raised  to  an  effective  bulk. 
As  a  corporation,  it  is  the  creature  of  legislative  policy, 
and  not  of  legislative  caprice.  In  its  essential  plan  and 
nature,  it  is  the  same  all  over  the  world,  springing  from 
the  .same  considerations,  mini.stering  to  the  same  necessi- 
ties, achieving  the  same  results.  The  similarity  existing 
between  the  statutes  and  usages  relating  to  building  asso- 
ciations in  the  various  States  and  countries  is  neither  acci- 
dent nor  .simply  imitation.  It  is  at  once  the  evidence  and 
the  recognition  of  identical  requirements  of  society  in  the 
various  communities. 

§  2.  This  identity  being  a  conceded  fact,  it  follows  that 
the  same  system  of  legal  and  equitable  principles  must  con- 
trol the  relations  and  workings  of  building  associations 
generally,  subject  only  to  such  modifications  as  may  be  in- 
troduced  by  statutes  and  rules  governing  any  particular 
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j.^^.;j.tv.  or  the  societies  of  any  particular  State.  These 
>;  and  rules,  in  tnin,  are  all  framed  uihui  substantially 

the  same  plan,  elaborated  by  many  years  of  i)ractical 
cx{KTience,  and  passed  by  a  species  of  tradition  from  land 
to  land  and  from  society  to  society.  Thus  the  same 
rc}jnlations,  and  the  samecontractsunder  them,  all  couched 
in  very  nearly  identical  phraseology.,  have  been  for  years 
before  the  courts,  and  "there  is  scarcely  a  word  in  them 
thai  is  sniK-rflnons  or  without  a  definite  meaning.'"  There 
are  probably  but  few  (piestions  capable  of  arising  in  a 
building  association,  for  whose  determination  a  guide,  if 
not  an  absolute  rule,  may  not  be  found  in  past  adjudications 
ujxui  similar  questions,  under  similar  circumstances,  in  one 
court  or  another. 

While  the  building  a.ssociation  system  was  still  in  its  in- 
fancy, and  imperfectly  understood,  these  decisions  were 
bxsed,  with  very  little  reference  to  one  another  or  to  many 
general  doctrines  of  the  law,  upon  the  special  features  of 
each  case.  "  I  am  afraid  I  do  not  understand  them  all," 
says  Sharswood,  Chief  Justice  of  Pennsylvania,  referring  to 
the  decisions  of  the  courts  of  his  own  State  alone  upon  a 
single  class  of  building  association  cases.^  Within  more 
recent  years,  however,  a  conscious  perception  of  the  unity 
of  the  system  and  of  the  identity  of  the  legal  and  equitable 
principles,  as  well  as  of  the  mathematical  axioms,  which 
regulate  its  operation,  has  led  the  courts  (no  longer,  except 
in  a  few  juri.sdictions  and  upon  a  few  points,  ignoring  one 
another)  to  establish  a  body  of  law  applicable  to  building 
associations,  which,  when  understood  as  a  whole,  approaches 
a  condition  of  completeness.  There  is,  to  be  sure,  an 
abundance  of  inconsistencies  between  judicial  utterances, 
not  only  in  diflfcrent  States,  but  in  the  same  State  ;  not 
only  between  the  grounds  taken  in  different  decisions,  but 
between  the  reasons  adduced  in  support  of  the  same  judg- 
ment. Rut  there  is  no  longer  any  difficulty  in  determin- 
ing where  the  weight  of  reason  and  authority  lies,  nor  in 
discriminating  between  the  right  and  the  wrong. 

'C'  Building  Association  =>  Jarrett  j*.  Cope,  68  Pa.  67. 

r.  Thonwon,  52  Ga.  427. 
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§  3.  It  is  the  priman-  design  of  this  work  to  furnish  a 
convenient  and  reasonably  complete  statement  of  the  prin- 
ciples thus  established,  the  grounds  upon  which  they  rest, 
and  the  deductions  fairly  to  be  drawn  from  them  ;  to  con- 
sider the  institution  of  building  associations,  their  for- 
mation, nature,  scope,  purposes,  powers  and  workings,  in 
the  light  of  all  the  decisions  affecting  them  ;  and  to  pro- 
vide the  means  of  arriving  at  a  prompt  understanding  of 
the  true  character  of  any  manifestation  of  the  scheme,  as 
well  as  of  the  governing  legal  principles  :  in  a  word,  to  pres- 
ent a  comprehensive  view  of  the  law  of  Building  Associ- 
ations. 

Early  History  of  BiiiUlinjf  Associations. 

§  4.  The  history  of  the  origin  and  early  growth  of 
building  associations  is  involved  in  considerable  uncer- 
tainty. It  answers  no  practical  purpose  to  ascribe  to  them 
a  fanciful  antiquity,  reaching  back  to  the  days  of  the  Greek 
republics.  Nor,  owing  to  the  scarcity  of  literature  on  the 
subject,  has  it  been  possible  to  substantiate  the  supposition 
(based  upon  their  prevalence  and  flourishing  condition  in 
Germany,  and  in  the  German-peopled  sections  of  America, 
as  well  as  the  peculiarly  frugal  and  associative  tendency  of 
the  Teutonic  race,)  that  they  are  of  German  birth. 

Account  of  the  Greenwich  Union  Building^  Association, 
Fomuled  180t>. 

§  5.  Tlie  first  association  of  this  kind,  of  whose  existence 
and  character  the  English  reports  furnish  evidence,  was 
the  Greenwich  Union  Building  Association,  founded  by  a 
deed  of  rules  and  regulations,  dated  the  7th  day  of  Janu- 
ary, 1809.^  Its  object  was  the  raising,  by  monthly  sub- 
scriptions, of  a  fund  or  capital,  to  be  laid  out  in  build- 
ing houses,  which  were  to  be  divided  among  the  members, 
under  and  subject  to  the  rules  and  regulations  of  the  deed. 
The  society  was  to  consist  of  not  more  than  fifty  members, 

'Pratt  V.  Hutchinson,  15  East.  Earl  of  Selkirk,  to  whom  the  credit 
511;  decided  May  i,  1812.  See  of  founding  the  first  modern  build- 
also  Davis,  Law  of  Building,  etc.,  ing  society  has  i:sually  been  as- 
Societies,  3d  ed.,  p.  i.  The  so-  signed,  was  of  later  date,  the  year 
ciety   started   in   Scotland  by   the  generally  being  given  as  1815. 
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'  .'.   in   the  ajj^reo'itc,   not   more   ilian   200  shares,  of 

v>  each.     They  tnct   upon  the  Inst  Thunsday  in  every 
month,  when  the  books  continued  open  for  two  hours,  and 
each  member  was  oblio;ed   to  pay  two  guineas  on  every 
share  held  by  him,  until  /210  should   be  paid   on  each 
share.     The  first  default   in  making  the   payment  so  re- 
qniretl.  subjected  the  delin([uent  to  a  forfeiture  of  2s.  6d., 
the  second   5.V.,  the  thiry   lo.v.  6^/.,  and  if,  after  notice,  he 
slunild  still   refuse  to  comjily  with  the  articles,  he  should 
l)c  excluded,  and  the  money  advanced  by   him  forfeited, 
unless   he  should,   within   three  months  from  his  last  de- 
fault, provide  a  person  who  should  be  voted  eligible  to 
become  a  member  of  the  Society.     In  such  case,  the  mem- 
ber  thus    selling  his  share  should   forfeit  ten    per   cent. 
ujx)n  his  subscriptions  for  the  benefit  of  the  Society,  unless 
his  defiiult  were  excusable  on  the  ground  of  misfortune. 
The  members  were  to  draw  lots,   from  time  to  time,  as 
ot'ten    as    the    funds  of  the    Society    amounted    to   ^100 
clear.     Every  share  should  consist  of  a  dwelling-house  of 
the  best  materials,  to  be  completed  in  a  workmanlike  man- 
ner.    The  tradesmen,  etc.,  to  be  employed  were  indicated 
in  the  articles.     Every  house  must  be  begun  within  one 
week  after  notice,  roofed  within  three  weeks,  and  finished 
within  six    months  ;  in  default  of  which  the  tradesmen, 
etc.,    forfeited  five    per  cent,  upon  their  respective  bills. 
These  were  to  be  paid  by  the  treasurer  of  the  society  only 
upon   the  work  being  pronounced  satisfactory  by  the  so- 
ciety's sur\'eyor.     And  from  the  time  such  house  was  fin- 
ished the  member  owning  it  should  pay  to  the  Society 
five  per  cent,  per  annum  on  the  ^210  share,  so  drawn  and 
advanced,  until   the  final  close  of  the  society,  when  each 
member  should  have  paid  his  ^210  on  each  share  held  by 
him.     A  member  might  build  his  house  before  being  suc- 
-ful  in  the  drawing;  and  in  that  case,  whenever  his  turn 
came,  he  should  be  paid  ;^2io  for  every  share  he  held,  pro- 
vided he  employed,  in  the  construction  of  his  house,  the 
"    lesmen,  etc.,  appointed  by  the  society.     If  the  member 
ii.i'l  not  himself  paid  those  who  built  his  house  for  him, 
the  treasurer  of  the  society  was  to  do  so,  and  the  surplus 
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only,  if  any,  of  the  said  ;^2io  was  to  be  paid  to  the  mem- 
ber. Security,  to  the  satisfaction  of  the  Society,  for  the 
money  thus  advanced,  was  to  be  placed  in  the  treasurer's 
hands  until  the  final  winding  up  of  the  concern  ;  and  a 
bond  was  executed  by  the  member  for  the  payment  of  in- 
terest on  the  sum  advanced  and  all  future  payments  re- 
quired bv  the  rules,  and  for  the  due  performance  of  the 
rules.  This  association  was  held  to  be  legal, ^  and  it  cer- 
tainly appears  that  the  fundamental  theory  and  practice  of 
a  terminating  building  association  were  already  well  com- 
prehended. 

Growth  of  Buildiiijf  Associations  in  America. 

§  6.  In  the  year  1831,  twenty-two  years  after  the 
Greenwich  Union  Building  Society  had  been  established, 
the  first  association  of  this  kind  in  America  was  organized 
in  Frankford,  Pennsylvania,  under  the  name  of  The  Oxford 
Provident  Building  Association."  The  success  attending  it 
induced  inquiries  from  every  direction,  and  in  1836,  (the 
same  year  which  was  distinguished  in  Great  Britain  by  the 
passage  of  an  Act  of  Parliament^  affording  ample  facilities 
for  the  formation  of  building  associations  in  that  country,) 
was  followed  by  the  formation  in  Brooklyn  of  The  Brook- 
lyn Building  and  Mutual  Loan  Fund  Association,  a  com- 
mittee of  whose  promoters  had  visited  Frankford  for  the 
purpose  of  obtaining  information  concerning  the  practical 
details  of  the  scheme.^  After  that  date,  they  began  to  crop 
out    plentifully    throughout    the    eastern    section    of    the 

'  Pratt    V.  Hutchinson,   15   East.  in   that  country.      The  suggestion 

511.  was   submitted   by   them   to   Isaac 

-  See  The   P'rankford   Herald,  of  Shallcross     a     conveyancer,     and 

January  14,  1S88  :  Jesse    V.    Castor,    a  lawyer,   and  a 

"The  first  Building  Association  'Club'    was   formed    upon  a  plan 

ever  instituted  in  America  was  or-  as  near  that  of  the  Ivnglish  '  Clubs  ' 

ganized  at  Frankford,  on  the  third  as    could    be    arrived    at    without 

dayof  January  1831,  andwasknown  either  written  or  printed  guides." 

as  'The  Oxford  Provident  Building  ^  6  and  7  Will.  IV.  c.  32. 

Association.'  The  idea  was  brought  ■•  See  opinion  of  Lumpkin,  J.,  in 

from    England   by  Samuel   Pilling  Bibb   County  Loan  Association    v. 

and  Jeremiah   Horrocks,  manufac-  Richards,  21  Ga.  592,  in  which  the 

turers,    and     Dr.     Henry    Taylor,  Brooklyn  Association  is  mentioned 

all    of   whom    had   received   their  as  the  first  of  its  kind  in  America, 
knowledge  from  similar  institutions 
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■iti\ .  partly  as  uniucoriioratod,  voluntary  associations, 
Iv  under  charters  obtained  by  virtue  of  general  acts  of 
the  several  conunotiwealths,  authorizing  the  incorporation 
of  beneficial  and  such  like  associations.  Their  power  and 
iiniMUtance  grew  rapidly  during  the  feverish  era  of  our  na- 
tii«ual  dcveU>pment  almost  ininiediately  preceding  the  civil 
w.u.  and  legislation  became  imperative.  The  decade  be- 
tween IVS50  and  1S60  comprises  the  period  when  most  of 
th«^  older  Stales,  already  thickly  strewn  with  building  as- 
-.H  :ations,  made  the  first  attempts  at  statutory  regulation 
of  the  powers,  formation  and  management  of  these  so- 
cieties. Since  then,  they  have  constituted  a  class  of  corpor- 
ations distinct  and  different  from  every  other,  peculiar  in 
their  privileges  as  well  as  in  their  disabilities,  the  source 
of  dispute  and  difference  of  opinion,  about  equally  with 
reference  to  the  application  of  legal  principles,  and  in  re- 
siH-'Ct  of  their  practical  utility.  In  some  States,  they  have 
])roved  a  failure,  and  their  formation  has  been  either  pro- 
hibited or  abandoned.  In  others  they  have  continued  to 
pro.sper  and  nniltiply  until  their  number  and  the  amount 
of  capital  and  jjroperty  they  control  is  at  this  day  truly 
enormous. 

rriiiiar.N  Dr^ijiii  aiiil  (Jfiu'ral  Dcscriptioii  of  the  Operation 
<»ltlir  Itiiil«liii^  Association  Sclicnie. 

>  7.  The  idea  which  first  gave  rise  to  the  institution  of 
building  as.sociations,  which  furnished  their  ostensible  and 
legitimate  raison  d^^trL\  and  which  secured  to  them  their 
ixjpularity  and  their,  in  many  respects,  exceptionally 
favored  position  before  the  law,  is  that  of  enabling  per- 
sons belonging  to  a  class  whose  earnings  are  small,  and 
with  whom  the  slowness  of  the  accumulation  discourao-es 
the  effort,  to  become,  by  a  process  of  gradual  and  compul- 
sor>'  saving,  either  at  the  end  of  a  certain  period,  or  by 
anticipation  of  it,  the  owners  of  homesteads.  The  opera- 
tion of  the  scheme  may  be  easih-  understood. 

§  8.  Suppose  that  there  are  a  hundred  men  able  to 
save  five  dollars  out  of  their  monthly  earnings.  They 
:;  for  the  purpose  of  united  action  and  mutual  encour- 

u^^^wi^at,  to  put  their  money  together  upon  fixed  days  every 
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month,  until  the  whole  aggregate  shall  be  sufficient  to  pay 
to  each   of  the  hundred  associates  $1000  in  cash.     It  is 
clear,  that  if  all  are  prompt  in  their  payments,  the  treasure 
will  be  ready  for  division  at  the  end  of  200  months  ;  in 
other  words,  letting  each  monthly  payment  of  one  dollar 
represent  a  "  share  "  in  the  common  fund,  each  share  will, 
at  the  end  of  200  months,  be  worth  a  fixed  par  value  of 
$200.     This  period,  however,  will  be  shortened  if,  after 
each  monthly  collection  of  $500  has  been  made,  that  sum 
is  at  once  put  out  at  interest,  upon  some  safe  investment, 
with  the  addition  of  the  interest,  etc.,  accruing  to  the  fund. 
The  distribution  of  $200  to  each  share  may  be  feasible  in, 
say,  180  months,  when  each  associate  has,  in  fact,  paid  only 
$180  on  each  of  his  five  shares, — that  is,  has  paid  in  $900 
up  to  the  time  when  he  is  entitled  to  receive  $1000.     Thus 
far  we  have  simply  a  co-operative  savings  fund,  the  stated 
payments  being  periodical  and  compulsory.      But  the  per- 
sons who  started  this  association,  had  an  object  beyond  the 
mere  saving  of   money  ;  they  desired,  through   it,  to  ac- 
quire houses,  homes.     When,  therefore,  the  question  of  in- 
vesting the  money  arose,  it  was  found  that  it  might  be 
made  the  means  of  securing  to  some  of  the  members,  par- 
ticularlv  anxious  to  "  become   their  own   landlords,"  the 
property  upon  which  they  wished  to  build,  and  the  money 
to  defray  the  expenses  of  building,  they  paying  the  inter- 
est upon  the  amount  loaned  them.     In  this  way  the  money, 
which  belonged  to  all,  would  assist  the  individual,  and  he, 
while  he  continued  to  pay  his  monthly  instalments,  would, 
in   paying  interest  on  the  money  advanced  to  him,  in  fact 
be  paying  it  in  part  to  himself,  and  would  himself  help  to 
hasten  the  day  when  he  would  be  entitled  to  participate 
with  the  others  in  the  distribution  of  the  common  fund, 
his  share  in  which  might  then  at  once  be  devoted  to  the 
extinguishment  of  the  loan    he   had   received.     Thus  he 
would  get  his  house,  perhaps,  a  number  of  years  before  his 
monthly   pavments   of  five  dollars  could   be  expected  to 
amount  to  a  sum  sufficient  to  pay  for  it ;  and  yet  those 
small  payments,  being  kept  up  by  him,  would,  in  time, 
equal  the  sum  he  had  borrowed,  and  he  would  have  his 
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house  free,  virtually  payiti.i;  for  it  in  instalments  of  five 
dollars  monthly,  aiul  the  interest  on  the  amount  he  had 
lHim>NVctl.  Such  a  har«;ain  he  could  oet  nowhere  else,  and 
il  stands  to  reason  that  more  than  one  member  should  en- 
deavor to  obtain  the  advantage  of  bcin^^  able  to  pay  so 
gradually  for  his  house,  and  yet  have  it  all  his  very  own. 
Hence,  whenever  there  is  a  sum  of  money  read)-  for  invest- 
ment, there  will  probably  be  a  number  of  applicants,  and 
it  will  be  a  matter  of  embarrassment  to  know  to  whom  to 
give  the  loan.  Hut  this  awkwardness  is  again  turned  into 
a  source  of  profit.  Among:  those  who  apply  there  will  be 
some  to  whom,  for  various  reasons,  the  accommodation  may 
be  of  considerably  more  moment  than  to  others.  It  will 
be  worth  more  to  some  than  to  the  rest,  and  this  difference 
will  probably  be  capable  of  expression  in  dollars  and  cents. 
The  loan,  therefore,  is  put  up  at  a  sort  of  auction.  Vari- 
ous members,  desirous  of  obtaining  it,  bid  against  each 
other  for  the  preference,  agreeing  that  they  will  receive  the 
sum  offered,  less  the  amount  bid  by  them.  This  differ- 
ence, the  borrower's  bid,  is  called  the  premium  or  bonus, 
which  he  undertakes  to  pay,  together  with  the  amount 
actually  received  by  him,  the  two  constituting  his  whole 
debt,  to  be  discharged  in  the  same  manner  and  at  the  same 
time.  It  is  a  rule  with  these  societies  that  a  member's  in- 
debtedness by  loan  shall  not  exceed  the  paid-up  value  of 
the  number  of  .shares  he  holds  in  the  association. 

Thus  it  appears  that  the  association,  in  turning  over 
the  moneys  coming  in  with  regularity  every  month,  has 
the  benefit  of  two  .sources  of  ultimate  profit, — interest  on 
loans  to  its  members,  and  premiums  for  the  preference  of 
the  loans.  The  accumulation  is,  therefore,  far  more  rapid 
than  if  it  enjoyed  the  former  onl)-  ;  and  it  ma>-  be  sup- 
posetl,  that,  barring  any  unforeseen  losses  and  calamities, 
all  will  be  ready  for  the  final  distribution  of  $1000  to  each 
member  in,  say,  140  month.s. 

§  9.  Hut  all  members  are  not  uniformly  punctual  and 
prceise  in  their  habits.  Some  one  may  fail,  in  the  course 
of  time,  to  pay  an  instalment  as  it  becomes  due.  In  such 
a  case  the  member  who  defaults  will  injure  his  fellows. 
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He  deprives  the  society  of  the  use  of  the  amount  due  from 
him,  and  yet,  having  an  equal  interest  with  all  in  the  com- 
mon fund,  he  will  eventually  lose  only  his  proportionate 
share  of  the  possible  profit  upon  his  unpaid  deposit,  which 
will  be  more  than  compensated  (remembering  that  he  has 
in  addition  retained  the  money  he  ought  to  have  paid  in) 
by  the  gain  coming  to  him,  to  the  extent  of  his  interest 
in  the  profits  of  the  common  fund,  upon  the  deposits  of 
other  more  conscientious  members.  To  counter-balance 
this  loss  to  the  society,  and  to  check  any  tendency  of  im- 
posing upon  it  in  this  manner,  a  fine  is  put  upon  unpaid 
instalments  or  deposits  of  an  amount  slightly  in  excess 
of  the  possible  profit  which  might  have  been  made  upon 
the  unpaid  instalment.  Thus,  neither  does  the  defaulter 
gain  anything  by  his  delinquency,  nor  is  the  society 
a  loser  through  his  negligence.  Yet  it  is  an  irregularity 
which  embarrasses  the  business,  and  as  the  success  of  the 
enterprise  rests  upon  the  continued  zeal,  faithfulness  and 
economy  of  its  members,  persistent  neglect  of  duty  makes 
any  particular  individual  a  nuisance  to  all  the  rest.  If, 
therefore,  he  perseveres  in  his  dereliction,  the  society  re- 
serves to  itself  the  right  of  shaking  him  off.  In  such  case 
he  forfeits  his  interest  in  the  concern,  and  ceases  to  be  a 
member. 

§  lo.  But  circinnstances  may  arise,  when,  without  any 
personal  fault,  a  member  finds  it  impossible  to  keep  up  his 
payments,  or  when,  for  some  reason  or  other,  it  becomes 
necessary  or  advisable  for  him  to  withdraw  from  the  so- 
ciety. There  has  been,  it  must  be  supposed,  no  dereliction 
on  his  part,  and  hence  nothing  savoring  of  penalt}-  can  be 
properly  imposed  upon  him.  Yet  it  would  be  almost  im- 
po.ssible,  taking  into  account  his  original  assumption  to 
participate  in  the  scheme,  without  intermediate  return  of 
profits,  until  the  time  agreed  upon  for  separation  has  ar- 
rived, to  figure  out  precisely  what  his  interest  ma}-  be 
worth  at  any  given  moment.  The  funds  of  the  society  are 
invested  ;  upon  them  there  may  be  losses  which  cannot,  as 
yet,  be  estimated.  The  membership  may  dwindle  down, 
and  embarrassments  arise  in  consequence.     The  premiums 
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Ih-  hiKli  during"  the  next  few  years,  or  money  may  be 
iiul  preniinms  low,  in  the  one  case  makino-  profits 
.  in  ihc  other  reducin*;-  tlicm  to  a  minininm  ;  in  the 
ouc  CISC  aihnittin);  of  a  speedy  windino;  up,  in  the  other 
postjH>nin«;  it  even  beyond  the  estimated  period  of  dissoln- 
tion.  and  rcqnirin<(  an  tniexpectedly  prolony^ed  continuance 
of  sli>ck  payments.  The  elVect  of  all  these  uncertainties  is 
sucli  that  it  would  embarrass  the  society  exceedingly,  were 
it  obli};cd,  at  the  instance  of  any  member,  however  well 
justificil,  at  any  time  to  take  an  account,  and  estimate  ex- 
actly the  aniount  he  wo\dd  be  entitled  to  receive  as  his 
present  interest  in  the  society's  future  accumulations.  To 
avoid  this  contingency,  and  yet  do  substantial  justice  to 
the  individual,  jirovision  is  made  in  the  organic  law  of  the 
society  enabling  a  member  desirous  of  withdrawing  to 
receive  from  the  society,  upon  proper  notice  given  it  of  his 
intention,  a  sum  equal  to  what  he  has  paid  in,  with  the 
addition  of  a  certain  percentage  in  liquidation  of  and  re- 
presenting his  proportion  of  the  profits  of  the  business. 
He  then  surrenders  his  stock  for  cancellation  and  with- 
draws from  the  membership.  If  the  business  of  the  society 
and  its  legal  powers  warrant  it,  new  shares  are  issued,  i.e. 
new  members  taken  in,  in  the  place  of  those  withdrawn  or 
forfeited,  and  back  payments  demanded  from  them  suffi- 
cient to  put  them  on  an  equal  footing,  as  to  the  amount 
already  paid  and  gained  upon  the  old  shares,  with  the  rest 
of  the  members. 

§  II.  It  will  be  readily  understood,  that,  in  such  a  so- 
ciety, the  demand  for  money  will  at  first  be  brisk  and 
premiums  rule  high.  In  course  of  time,  this  demand 
slackens,  premiums  fall  off,  and  eventually  it  becomes  diffi- 
cult to  dispose  of  the  money  to  the  members.  Other,  out- 
side investments  must  be  made.  At  last  it  is  found  that 
the  money  on  hand,  and  the  securities  representing  money, 
are  sufficient,  after  payment  of  all  expenses,  to  cancel  all 
the  obligations  given  by  members  to  the  society,  and  to  dis- 
tribute to  those  who  have  received  no  loans  the  full  amount 
fixed  as  the  nominal  value  of  each  share, — or,  upon  our 
supposition,  of  Siooo  to  each  member  who  has  borrowed 
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nothing,  and  to  surrender  the  securities  given  by  those 
who  have  bought  out  their  shares.  The  association  is 
then,  technically  speaking,  "  wound  up,"  that  is,  its  busi- 
ness of  receiving  deposits  from  its  members  is  closed,  in- 
terest on  the  obligations  of  members  to  the  society  ceases, 
and  the  obligations  themselves  are  vacated,  moneys  due 
from  outsiders  collected,  lands  held  by  the  society  sold  off, 
and  the  fund,  after  payment  of  all  expenses,  distributed 
among  the  unadvanced  members. 


Terniiiiolog^y  of  Builrtinj?  Associations. 

§  12.  It  remains  to  explain,  in  a  few  words,  some 
phrases  which  have  come  to  be  stereotyped  and  accepted  in 
certain  well-defined  meanings,  in  the  business  language  of 
building  associations,  and  which,  for  the  sake  of  brevity, 
will  be  hereafter  used  in  this  treatise. 

The  capital '  or  stocky  that  is  to  say,  the  fund  which  the 
association  expects  to  have  accumulated  within  the  period 
fixed  for  its  duration,  and  the  readiness  of  which  to  be  di- 
vided in  cash  or  by  cancellation  of  obligations  marks  that 
period,  is  divided  into  shares^  to  which  is  given  a  fixed  par 
or  paid-7ip  value.  This  value  represents  the  amount  which 
these  shares  are  expected  to  be  worth,  when,  together  with 
the  profits  upon  investments,  etc.,  the  numerous  small 
sums  which  have  been  paid  up  by  the  members  have 
swelled  to  the  bulk  contemplated  at  the  outset.  The 
actual  value  of  the  share,  which  is  quite  a  different  thing, 
may  be  very  small  indeed,  during  the  first  years  of  the  so- 
ciety's life.  But  i\\Q  par  or  paid-up  value  is  fixed  from  the 
beginning.  When  the  two  coincide  the  course  is  run,  for, 
whilst  in  manufacturing  and  other  business  corporations. 


'  The  "liabilities"  of  a  building 
society,  uikIlt  a  rule  providing  for 
payment  of  liabilities  before  divis- 
ions of  surplus  profits,  were  held 
to  include  sums  payable  to  invest- 
ing members;  while  "income" 
was  said  to  be  used,  not  in  contradis- 
tinction to  "  ca])ital,"  but  as  desig- 
nating whatever  comes  in  from  all 
sources  :  Re  West  Riding  of  York- 


shire Perm.  Ben.  Building  Soc, 
43  Ch.  D.  407. — Under  the  Ohio 
statute  requiring  credits  to  shares 
out  of  earnings  not  needed  for  run- 
ning expenses,  etc.,  the  "earn- 
ings" of  the  association  include 
all  sources  of  income  excei)t  the 
stated  dues  :  Seibel  v.  Victoria 
Building  Association,  43  Ohio  St. 
371. 


TUK    LAW    OF    Uril.DlNO.    ASSOCIATIONS.  [CH.   1. 

the  capital  stock  is  merely  the  instninicnt  tliroug:li  which 
ihcir  objects  are  etTectod,  and  its  payinciit,  at  least  to  a 
larjjc  proiwrtion,  a  pre-reqiiisite  to  their  operations,  bnild- 
ing  asstxriations  have  accomplished  the  purposes  of  their 
o:  tion  the  moment  the  stock — by  virtue  of  the  peri- 

ociu.u  payments  made  by  its  members,  and  the  gains  real- 
izc<i  therefrom  and  jilaccd  to  the  credit  of  the  association, 
each  member  having  an  interest  therein,  proportionate  to 
the  numbtT  of  shares  held  and  paid  on  by  him — is  paid  up 
to  the  amount  ascertained  and  limited  by  the  charter  of 
the  association.  The  fixed  periodical  payments  to  be  made 
on  each  share  of  stock  arc  the  ''  stock  payments^'^  ^'' instal- 
Mt'titSy''  ''subscriptions^'"  or  '"dues."''' 

§  13.  Corresponding  in  amount  with  the  par  value  of 
the  share  is  the  "  loan.''''  A  member  being  entitled  to  a 
loan  for  every  share  of  stock  he  holds,  the  money,  which 
at  any  time  the  association  is  prepared  to  place,  is  divided 
into  lots  each  equal  to  the  paid-up  value  of  a  share.  These 
lots  are  called  loans,  and  are  bid  for  separately,  a  member, 
however,  having,  in  general,  a  right  to  take  as  many  loans 
as  his  stock  interests  entitle  him  to,  at  the  figure  or  dis- 
count agreed  to  on  the  first.  This  discount,  the  sum  bid 
or  offered  by  the  member  desiring  the  loan,  the  price  of  his 
preference,  is  the  ''  proii/iD/i  "  or  "  bo/iiisy 

When  a  member  receives  a  loan  by  virtue  of  his  stock 
interest  in  the  society,  he  practically  anticipates  his  future 
dividend  ;  he  is  therefore  an  '■'advanced''''  member,  a  "  bor- 
rowrr^^'  as  contradistinguished  from  an  "  investor^''''  who 
merely  goes  on  depositing  his  monthly  instalments  with- 
out taking  a  loan.  The  share,  upon  the  strength  of  being 
the  holder  of  which,  he  obtained  the  advance,  is  said  to  be 
•'  redtemcd,''  as  to  the  building  association  ;  "  bought  out,'' 
as  to  tlic  borrower.' 

,.   The  'withdrawal  of  a  member  is  his   voluntary 
cessation  of  membership  in  the  society,  attended  with  all 

•  T',„i..r  the  MichiKan  statute,  the  selling"  members:    see  Michigan 

tr  ;i    of    loan    is    called    a  B.  &  S.  Ass'n.  v.  McDevitt,  43  N. 

"fc*ie.lhclx>rrowers  being  termed  W.  Rep.  760. 
"  telling  ••  and  the  investors  "  non- 
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the  rights  and  advantages  secured  by  statute,  or  by  the 
rules  of  the  organization,  to  persons  desiring  to  sever  their 
connection  with  the  same  previously  to  its  expiration  or 
insolvency,  but  without  losing  the  benefit  of  their  past 
payments.  Before,  however,  the  privileges  of  withdrawal 
can  be  claimed,  the  zuithdraival  Jiotice^  setting  forth  the  in- 
tention of  the  party,  must  have  been  given  to  the  society. 
When  the  latter  has  accumulated  an  amount  sufficient  to 
distribute  to  each  unredeemed  share  its  fixed  par  value,  and 
to  cancel  the  loans  granted  upon  those  that  were  bought 
out,  it  is  ready  for  "  wiiiding-iip  ",  i.e.,  the  closing  of  its 
business  and  the  dissolution  of  its  corporate  existence. 

§  15.  The  variety  of  the  nomenclature  with  which  it 
has  been  sought  to  express  the  peculiar  character  and  office 
of  these  institutions  is  very  perplexing.  Building  and 
savings  associations,  mutual  benefit  building  societies,  loan 
fund  associations,  homestead  associations,  mutual  loan, 
savings  and  building  associations,  building  and  loan  asso- 
ciations, co-operative  savings  or  saving  and  loan  associa- 
tions, are  but  a  few  of  them. 

The  shortest  name  has  been  chosen  for  the  purposes  of 
this  treatise,  partly  because  the  societies  are,  it  is  believed, 
more  generally  and  popularly  known  as  building  associa- 
tions than  by  any  other  phrase  ;  and  partly,  also,  because 
it  is,  after  all,  looking  at  the  fundamental  principles  and 
objects  which  recommend  the  scheme,  not  more  apt  to 
mislead  than  some  of  the  other  names,  which  are  besides 
more  difficult  to  handle. 
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CllATTI-R  II. 
hkkinmtion  and  \  akiktiks  ok  building  associations. 

I  16.  IVfinition  of  building  nssocintions. 

}  tS.  T«  Mg  societies. 

(  J9.  M  1  ol)tainiiig  loans. 

}  31.  Ikjwkett  societies. 

{  23.  St.nrr-P«i\vkett  societies. 

(  33.  Tennaiient  societies,  strictly  .so-called. 

)  24.  Serial  societies. 

Dt'tiiiitioii  ol  Itiiildiii^  As.soc-iatioii. 

§  16.  .\  biiiUlino;  as.^ociatioii,  then,  is  a  private  corpora- 
tion' for  };ain,-  erected  for  such  time,  limited  or  unlimited, 
as  may  be  pennitted  by  the  laws  under  which  it  is  incor- 
porated, for  the  accumulation,  from  fixed  periodical  con- 
tributions of  its  shareholders  in  payment  of  the  stock  sub- 
scribed by  them,  the  penalties  for  their  non-payment  and 
the  profits  tipon  their  investment,  of  a  fund  to  be  applied, 
from  time  to  time,  in  accommodating  such  shareholders 
with  loans  or  advancements,  primarily  for  the  purpose  of 
acqnirino^  the  free  possession  of  real  estate  or  constructing 
dwellings^  or  both,  under  terms  and  regulations  prescribed 
by  legislation  or  rea.sonably  and  lawfully  ordained  by 
charter  and  by-laws  of  the  association,  upon  principles  of 
strict   mutuality  and  equality  of  benefits  and  obligations, 

'  As  to  unincorporated  building  Kupfert    v.    Guttenberg    Building 

associations,  see  post,  ch.  xx.  Association,    30    Pa.    465  ;    Jarrett 

» See  State  r.   McGrath,  95  Mo.  z:    Cope,    68  Id.    67 ;    Albright    v. 

193  ;  8  S.  \V.  Rep.,  425,  where  it  is  Lafayette    Building    and    vSavings 

declared  that  a  building  association,  Association,  102  Id.  411  ;  Gordon  v. 

l>  ■'  :  ■•    '      ling  purpose  that  Winchester  Building,etc.,Ass'n  ,  12 

°  ■■■■y   for    its  stock-  Bush  (Ky. )  no  ;  People  z'.  Preston, 

holders,  cannot,  by  legislative  dec-  (N.  Y. )  35  N.   E.  Rep.  979  ;  Seibel 

"■e  made  a  benevolent  in-  v.    Victoria   Building   Association, 

43  Ohio  St.  371  ;  See  also  Kinder- 

»Thi«  element  has  been  repeat-  sley,    V.    C,    in   re   Kent    Benefit 

'' 1  essential  feature  Building  Society,    i    Dr.    and  Sm. 

'•  ...  ...un  of  a  building  417;  7  Jur.,  N.  S.    1045;  30  L.  J., 

a  :i.  without  which  it  could  Ch.  785  ;  9  W.  R.  686  ;  4  L.  T.,  N. 

001  properly  claim  to  be  such.    See  S.  610. 
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with  the  effect  of  extinguishing  the  liability  incurred  for 
such  loans  and  advancements  simultaneously  with  the  term- 
ination of  the  shareholder's  periodical  contributions  upon 
the  stock  held  by  him  in  the  association  ;  the  object  of  the 
latter'  being  completed  when  the  fund  raised  is  sufficient 
to  distribute  to  each  member  the  par  value  of  all  shares 
subscribed  by  him  and  held  without  loans,  and  to  ex- 
tinguish all  loans  held  by  shareholders." 

§  17.  It  was  originally  assumed,  that  all  the  stock- 
holders would  at  some  period  become  borrowers  to  the  full 
extent  of  their  presumptive  interest  in  the  association's 
finally  accumulated  fund.  It  was  not  intended  to  allow 
capitalists,  under  pretence  of  philanthropy,  or  upon  any 
other  ground,  to  obtain  for  their  money  a  greater  interest 
than  could  be  got  through  the  ordinary  channels  of  invest- 
ment.^ Therefore,  whilst,  in  practice,  a  large  precentage 
of  the  members  of  building  associations  do  not  become 
borrowers,  but  remain  merely  investors,  yet  the  results  of 


'  See  post,  §  24,  serial  societies, 
and  ??  21-23  fo''  Bowkett,  Starr- 
Bowkett  and  Permanent  societies. 

*  The  definition  given  in  Thomp- 
son, B.  A,,  p.  2,  is:  "A  private 
corporation,  designed  for  the  ac- 
cumulation by  the  members  of 
their  money  by  periodical  pay- 
ments into  its  treasury,  to  be  in- 
vested from  time  to  time  in  loans  to 
the  members  upon  real  estate  for 
home  purposes,  the  borrowing 
members  paying  interest  and  a 
premium  as  a  preference  in  secur- 
ing loans  over  other  members,  and 
continuing  their  fixed  periodical  in- 
stallments in  addition,  all  of  which 
payments,  together  with  the  non- 
borrowers'  payments,  including 
fines  for  failure  to  pay  such  fixed 
installments,  forfeitures  for  such 
continued  failure  of  such  payments, 
fees  for  transferring  stock,  mem- 
bership fees  required  upon  the 
entrance  of  the  member  into  the 
society,  and  such  other  revenues,  go 
into  the  common  fund  until  such 


time  as  that  the  installment  pay- 
ments and  profits  aggregate  the 
face  value  of  all  the  shares  in  the 
association,  when  the  assets,  after 
payment  of  expenses  and  losses  are 
prorated  among  all  members, 
which,  in  legal  effect,  cancels  the 
borrower's  debt,  and  gives  the  non- 
borrower  the  amount  of  his  stock. " 
3  Barry,  Law  of  Building  So- 
cieties, p.  3,  {;  4.  "  Such  a  body," 
says  P'oUett,  J. ,  in  Seibel  v.  Victoria 
Building  Association,  43  Ohio  St. 
371,  at  p  373,  "  exist  for  the  equal 
benefit  of  all  its  members,  who  are 
presumed  to  be  persons  whose  earn- 
ings are  small,  and  who  seek  to  use 
small  weekly  savings  in  procuring 
suitable  homesteads.  Every  mem- 
ber is  presumed  to  become,  at  some 
time,  a  borrower  to  the  extent  of 
his  interest.  Building  associations 
are  not  intended  to  enable  money- 
lenders to  obtain  extraordinary  in- 
terest, but  they  are  intended  to 
help  in  securing  liomes  with  the 
aid  of  small  incomes." 
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thr  vcliemc  which  follow  as  to  the  former  enter  as  an 
I  A  jurl   into  the  pnipor  defniition  of  the  institntion. 

I-.. I  i!k  investors,  it  is  merely  a  co-operative  savings 
fund,  or  loan  fnnd  association,  into  which  they  make  their 
slale<!  payments,  in  dne  season  receiving  back  their  money, 
i  '   hv  tlie  accnmnlations  of  an  nnnsally  high  rate 

v»l  nilciol.  The  shares  of  all  the  members,  be  they  bor- 
rowers or  investors,  advance,  of  conrse,  at  the  same  rate, 
and  reach  the  same  ultimate  value  at  the  same  time.  In 
the  case  of  the  former,  that  value  has  been  anticipated, 
drawn  in  advance.  They  have  nothing  more  to  look  for, 
(unless,  indeed,  the>-  hold  a  larger  number  of  shares  than 
wliose  par  value  is  equal  to  the  amount  borrowed  by 
them,  and  are,  as  to  such  excess,  merely  investors,)  ex- 
cept to  be  released  from  any  subsisting  liability  for  what 
they  have  already  received.  The  latter  have,  as  yet,  taken 
nothing.  Their  money  has  gone  on  accumulating,  until, 
the  shares  having  attained  to  their  fixed  value,  they  are 
entitled  to  receive  that  amount  in  payment  of  them.  It 
is,  therefore,  practically  and  legally  quite  immaterial, 
whether  that  period  of  maturity  be  described  as  the  period 
when  the  funds  of  the  society  shall  be  sufficient  to  dis- 
tribute a  certain  sum  to  all  its  stockholders,  or,  when  it 
shall  be  sufficient,  after  cancelling  the  obligations  of  bor- 
rowing members,  to  distribute  that  sum  to  the  unadvanced 
members.'  But  it  would  be  incorrect  to  suppose,  that  the 
latter  is  the  supreme  object  of  the  building  association 
scheme.  It  is  merely  a  result.  The  principal  aim  is  to 
provide  for  its  members,  desirous  of  owning  homesteads, 
the  opportunity  of  obtaining  advancements,  with  facilities 
for  gradual  liquidation,  not  elsewhere  to  be  obtained, 
which,  together  with  the  mutuality  of  the  whole  plan, 
amply  comi)en.sates  for  the  apparent  exorbitancy  of 
premiums  and  interest,  keeping,  however,  in  constant 
new  the  interests  of  the  investor  as  well  as  of  the  bor- 
rower. "  These  associations  are  founded  on  mathematical 
•ulations,  and  a  close  scrutiny  of  their  charters  will 
i>now  that  their  rules  are  based  upon  the  highest  principles 
'  While  V.  Mechanics'  Building  Association,  22  Grattan  (Va.),  233. 
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of  equity  and  fairness."  ^  The  results  which  they  achieve 
are  arrived  at  by  various  methods,  constituting  so  many 
different  species  of  the  genus  building  association.  A  brief 
notice  of  them  is  necessan-  at  this  point. 

Tenniiiating'  Societies. 

§  1 8.  The  least  complicated  form  of  the  scheme  is  ex- 
hibited in  what  is  now  known  in  England  as  the  Ter- 
minating Building  Society,"  simply,  and  is  the  one  usually 
adopted  in  this  country  under  the  statutes  of  the  various 
States,  which,  as  a  rule,  prescribe  the  period  for  which 
charters  can  be  granted  to  such  organizations. 

A  number  of  persons,  usually  limited  by  statute  as  to 
the  minimum  in  number  and  frequently  as  to  the  maxi- 
mum of  value  which  each  can  represent,  form  themselves 
into  a  society,  of  which  they  become  members  by  sub- 
scribing for  one  or  more  shares  of  a  certain  paid-up  value, 
and  not  exceeding  in  the  aggregate  the  total  capital  stock 
allowed  such  societies  by  law  and  by  their  several  charters. 
Upon  each  share  a  fixed  monthly  subscription  of  uniform 
amount  is  payable  throughout  the  whole  duration  of  the 
society,  the  purpose  being  to  continue  the  same,  imtil  the 
members'  subscriptions,  by  the  aid  of  investments  made 
from  time  to  time,  shall  amount  to  a  fund  large  enough  to 
give  to  every  member,  upon  every  share  held  by  him,  a 
sum  fixed  by  the  charter  at  the  commencement.  The 
length  of  the  association's  possible  continuance  is  limited 
by  law  or  by  charter,  and  the  payments  required  from  the 
shareholders  so  adjusted  as  to  guarantee,  on  the  score  of 
long  experience,  its  running  out  within  that  period.  The 
members  all  start  from  the  same  date,  and,  should  any  one 
be  permitted  to  join  the  society  subsequently  to  the  time 
limited  for  taking  subscriptions,  he  will  be  required  to 
make  a  "  back-payment  "  of  an  amount  equivalent  to  the 
tlien    value  of  the  stock  held  and  paid  on  from  the  begin- 

'  Ocnuilgee   Building   and   IvOan  ing   Societies,    pp.    31-33;     Davis, 

Association    v.   Thomson,   52    Ga.  Law  of   Building,   etc.,   Societies, 

427.  pp.  64-65. 

'Compare   Barrj-,  Law  of  Build- 
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ninj;,'  after  payment  of  winch  the  new  member  stands 
nivm  tljc  fDotiiiR  of  an  orio;inal  ouvr  Whenever  the  so- 
.  has  on  hand  a  snm  ecpial  lo  the  full  value  i)f  a  share, 
or,  when  by  law  reipiireil,  at  stated  intervals,  loans  will 
be  made  to  members,  (or  outsiders,  if  that  be  permitted,) 
n|X)n  sufficient  security,  an  assio;nment  of  stock  held  by 
the  l>orrowcr  to  the  association  hchv^  usually  required  by 
w.iv  of  collateral  security.  The  member  then,  in  addition 
lo  the  re<rular  subscription,  pays,  also  monthly,  the  le^^al 
interest  upon  the  full  face  value  of  his  loan,  or  upon  the 
am;>unt  actually  received  by  him,  according  as  the  one  or 
other  may  be  demanded  under  the  statutes  of  the  several 
States,  and  both  these  duties  are  stipulated  in  the  mort- 
g-a;;e,  which  b.^comes  available  for  their  enforcement  in  the 
hands  of  the  association. 

^It'lhiiil  ol°  (  M>taiiiiii^  Loans. 

-  li).  The  method  of  obtaining  the  loan  is  peculiar,  and 
liiereon  depends  largely  the  success  of  this  class  of  money- 
lending  institutions.  When  the  time  has  arrived  for  loan- 
ing money,  it  is  put  up,  in  sums  equal  to  the  full  paid-up 
value  of  a  share,  at  auction  ;  and  the  members  desiring  the 
loan  bid,  in  competition,  the  amount  they  are  willing  to 
allow  as  a  discount,  "  bonus,"  or  "  premium,"  for  the 
preference.  This  premium  is  included  in  the  obligation 
given  by  the  borrower,  who  makes  himself  liable  for  the 
payment  of  the  full  amount  to  the  association.^  Thus,  if 
the  amount  offered  be  $1000,  in  five  loans  of  $200  each, 
(that  being  the  par  value  of  the  shares,)  and  the  premium 
bid  Ix?  S30  on  each  loan,  the  person  receiving  the  advance- 
ment would  execute  his  obligation  to  the  society  for  $1000, 
taking  from  it  but  $850 ;  in  other  words,  he  receives  $850, 
and  agrees  to  repay  it,  together  with  a  premium,  or  bonus, 
of  $150,     It  is  understood  that  he  has  the  right  to  make 

•  In  Home  Mutual  Buildinj,'  As-  ization  of    the  association   to  the 

•v«-i.ilion  V.  Thursby,  58  Md.  284,  a  date  of  the  new  member's  subscrip- 

'               ""*•      as    back      pay     or  tion  was  held  reasonable. 

of  an  amount  equal  to  «  Ibid,  p.  289. 

the  weekly  dues  of   25  cents  per  ■'  See  post,  ch   xii. 
•bare  from  the  time  of  the  organ- 
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this  payment  in  the  proceeds  of  his  stock  in  the  society, 
when  it  has  reached  its  ultimate  vahie,  and,  in  the  mort- 
gage or  bond  he  gives  for  the  loan,  he  stipnlates  to  keep 
up  his  payments  upon  such  stock  ;  and,  usually,  he  assigns 
the  stock  itself  as  collateral  security.  When  the  asso- 
ciation is  wound  up,  the  borrower's  stock  is  set  off  against 
his  debt,  and,  the  two  being  equal,  both  are  cancelled. 
Practically,  therefore,  there  is  no  difference  between  this 
method  and  that  which,  instead  of  requiring  an  obligation 
for  the  actual  repayment  of  the  money  advanced,  and  the 
premium,  retains  the  latter  out  of  the  amount  offered  for 
loan,  and  requires  security  for  the  continuation  of  the 
stock  and  other  payments,  and  interest,  till  the  society 
shall  have  run  out.  And,  again,  it  is  but  doing  the  same 
thing,  under  a  slightly  different  guise,  where  the  building 
association  makes  the  loan  by  purchasing  or  "redeeming" 
a  shareholder's  shares  at  the  lowest  bid,  advancing  that 
sum  to  him,  and  taking  his  security  for  the  payment  of 
monthly  installments  upon  the  whole  stock,  together  with 
interest,  etc.  The  bidding  is  done  in  reversed  order.  The 
association  has  a  certain  amount  of  money,  with  which  it 
offers  to  redeem  its  own  stock,  in  advance  of  the  period, 
when,  by  charter  limitation  and  the  accumulation  of 
profits,  it  will  become  necessarily  redeemable.  The 
member  desiring  to  take  the  money,  offers  his  shares  to  be 
redeemed  by  the  association.  He  who  offers  his  stock  at 
the  lowest  figure,  gets  the  loan,  his  shares  are  redeemed  at 
once  by  the  association,  at  the  figure  at  which  he  offers 
them  ;  but  he  binds  himself  to  continue  his  regular  pay- 
ments, interest,  and  fines,  till  the  expiration  of  the  society, 
and  he  remains  in  it  as  a  member  (a  so-called  "  redeemed  " 
member),  subject  to  its  rules,  by-laws,  and  constitution.' 

§  20.  Each  member  is  entitled  to  receive  a  loan,  if  he 
can  offer  sufficient  security,  and  the  amount  he  receives 
(and  for  which  he  gives  his  obligation)  may  be  nominally 
equal  to  (but  not  ordinarily  beyond)  the  paid-up  value  of 

'  See  Franklin  Building  Associa-       Martin,  13  N  J.  Eq.  428.     And  see 
tion    V.    Marsh,    29  N.  J.   L     225;      post,  ^^i!  121-123,  and  ch.  xii. 
Hoboken    Ruildinj^   Association  v. 
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his  whole   slDck-inlcrcst.      IT  he  receives  more,  his  stock 
payments  will  he  proportionately  increased. 

Ilow  Kfl  t  S<Mi«'t  !«•>. 

^  ai.  The  liowketl  and  vStarr-Howkett  lUiildinc:  Asso- 
ciations are  tenninatin*,^  varieties  of  limited  popularity. 
The  former  are  hest  described  in  the  language  of  the 
originator,  Dr.  Howkett,  in  his  evidence  before  the  royal 
commissioners  in  luigland  '  :  "  They  are  based  on  a  prin- 
ciple of  arithmetic  which  scarcely  any  one  connected  with 
building  societies,  or  any  one  else,  seems  to  comprehend. 
The  principle  is  this  :  That,  by  a  certain  arrangement,  men 
uniting  together  can  realize,  in  the  first  instance,  the  same 
amount  of  interest  for  their  own  savings,  that  they  are 
accustomed  to  pay  for  other  people's  money  ;  next,  that 
they  can  practically  obtain  one-fourth  more  than  that  rate 
of  interest  ;  and  next,  that  that  rate  of  interest  is  compoimd 
interest.  The  plan  is  this  :  One  hundred  persons,  putting 
down  9'^^.  a  week,  will  produce  £2  \s.  2d.  each  year. 
Leaving  the  \s.  2d.  out  of  the  question,  to  pay  the  current 
expenses  (and  that  amount  is  nearly  sufficient),  they  have, 
at  the  end  of  the  year,  ^200  ;  they  draw  lots  for  it,  and 
the  one  to  whom  it  falls  has  the  ;^200  lent  to  him,  with- 
out interest,  provided  he  expends  it  upon  freehold  property, 
and  repays  it  at  the  rate  of  ^10  per  cent,  per  annum,  con- 
tinued for  ten  years.  After  that  he  continues  his  subscrip- 
tion, until,  if  he  is  one  of  the  earlier  persons,  he  has  paid 
;^62,  and  if  one  of  the  later  ones,  ^50.  Each  member  has 
all  his  subscription  back  again,  the  principle  being,  that 
the  subscriber  lends  the  society  a  small  sum  annually  for  a 
long  time,  and  the  society  lends  him  a  large  one  for  a  long 
time." 

Starr-ltow  k«'tt  .S<KM<'ti<*s. 

§  22.  "The  chief  difference,"  says  Mr.  Davis,^  "be- 
tween the  Starr-Bowkett  Societies  and  the  preceding  is 
that,  in  the  Starr-Bowkett  Societies,  after  a  man  has  re- 
paid that  which  has  been  lent  to  him  upon  property,  he 

'  Firrt  Report  of  Commissioners,  «  Davis,   Law  of  Building,   etc., 

P-  ^  Societies,  p.  65-69. 
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has  to  pay  an  increased  subscription,  so  as  to  make  the 
society  terminate  at  an  earlier  period  than  it  would  do  if 
the  member  still  continued  to  pay  his  ordinary  subscrip- 
tion. Thus,  a  man  who  has  an  advance  of  ^300  pays 
back  at  the  rate  of  ^30  a  year,  and  a  subscription  of  i^. 
2,d.  a  week,  or  £2)  5^-  P^^  annum.  At  the  end  of  ten  years 
he  would  have  repaid  the  ^300,  and  paid  into  the  society, 
in  subscriptions,  ^32  10s.  The  society  now  says,  in  order 
to  enable  other  members,  who  have  been  waiting,  and  are 
still  anxious  to  get  their  appropriations,  to  do  so,  and  to 
make  the  society  terminate  as  quickly  as  possible,  we  think 
it  is  only  right  that  you  should  make  up  your  proportion 
of  subscription,  viz.,  _;^8i  5^.,  by  paying  at  the  rate  of  ^30 
a  year  during  the  next  two  years.  The  result  is,  that  at 
the  end  of  eleven  and  a  half  years  from  the  time  the  man 
borrowed  the  money,  he  has  repaid  the  ^300  lent  to  him, 
and  he  has  ^81  5^-.  subscription  in  the  society.  At  the 
close  of  the  society  these  subscriptions  are  returned  to  the 
members,"  after  deduction  of  a. proper  amount  for  his  share 
of  the  working  expenses. 

Members  who  have  obtained  an  appropriation,  ?>.,  a 
right  to  have  an  advance,  frequently  sell  that  privilege  to 
others  for  a  premium.  In  such  case  the  rate  of  interest 
practically  paid  by  the  purchaser,  /.^'.,  the  borrower,  may 
become  enormous,  and  this  benefit  does  not  accrue  to  the 
society. 

l*«'iiu;m('nt  Societies,  Strictly  so  CalltMl. 

§  23.  The  Permanent  Building  Association,  strictly  so 
called,  was  scarcely  known  in  this  country  a  decade  ago, 
the  earlier  statutes  regulating  these  institutions  and  pro- 
viding for  their  incorporation,  in  the  various  States,  hav- 
ing generally  limited  their  duration  to  a  comparatively 
short  period.  A  better  understanding  of  the  advantages 
of  this  plan  has,  however,  been  followed  l)y  legislation  en- 
abling its  adoption,  and  a  corresponding  growth  of  its  popu- 
larity. It  seems,  indeed,  in  Rnglaud,  to  be  now  the  most 
approved  form  of  what  is  there  known  as  the  Benefit 
Building  Society.      It  is  described  as  "  a  society  which  has 
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not  by  its  rules  any  lixcd  ilalc,  or  specified  result  at  which 
it  shall  terminate; '"—a  society  which  has  a  perpetual 
charier  and  the  anionnt  of  whose  capital  is  fixed  at  a  cer- 
tain sum,  which  may  he  increased  from  time  to  time.' 
Shares  are  issued,  upon  which  the  various  members  make 
payments,  either  in  one  sum,  when  the  share  is  said  to  be 
*'  paid  up,"  or  by  periodical  or  other  sums,  the  interest,  in 
cither  case,  beinj,^  allowed  to  accumulate  until  the  share 
has  reached  the  full  value  prescribed  by  the  rules,  or  else 
paid  out  yearly  to  the  member,  as  he  may  perfer.  Advances 
are  made  to  members,  repayable  by  small  periodical  instal- 
ments, extendino:  over  a  fixed  term  of  years,  and  the  rules 
generally  allow  the  borrower  to  choose  any  term,  from 
three  to  twenty  years,  over  which  his  repayments  may  be 
spread  equally.  The  great  difference  between  permanent 
and  It-rminating  societies  consists  in  this,  that  whereas,  in 
the  latter,  a  person  must  either  become  a  member  at  the 
time  the  society  is  established,  or  else  pay  a  large  amount 
of  back  subscription  ;  in  the  former,  he  may  become  a 
member  at  any  time,  without  making  any  such  payment. 
.\nd  the  former  class  offers  many  advantages  to  both  in- 
vesting and  borrowing  members,  which  a  terminating  so- 
ciety cannot  offer.  In  a  permanent  society  the  investors 
can  always  ascertain  the  exact  length  of  time  during 
which  they  will  have  to  pay  their  subscriptions,  if  the 
regular  payment  be  enforced  by  fines  ;  and  it  is  always 
comparatively  easy  to  ascertain  the  amount;  to  which  any 
investing  member,  who  ma)-  wish  to  withdraw,  is  en- 
titled ;  whilst  in  a  terminating  society,  the  members  will 
be  unable  to  calculate,  with  any  degree  of  certainty,  how 
1  ■-  '  the  society  will  exist,  and,  consequently,  how  long 
...  ;  will  be  required  to  subscribe,  and  it  will  be  absolutely 
nccessar>-  to  impose  fines  on  those  members  who  do  not 
pay  their  contributions  regularly.  But  it  is  to  the  borrow- 
ing member  that  the  permanent  system  holds  out  the 
greatest  inducements  for  it  enables  him  to  extend  his  re- 
payments over  any  fixed  number  of  years,  at  his  own 
choice,  with  the  absolute  certainty  of  clearing  his  property 
'  37  and  38  Vict..  Ch.  42,  s.  5.  »  Rosenthal,  B.  A.,  ?  12. 
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from  the  encumbrance,  and  freeing  himself  from  all 
further  liability,  at  the  end  of  that  time,  and  to  feel,  when 
he  mortgages  it,  that  he  can  redeem  it  at  any  time,  on 
payment  of  a  sum  easily  calculated,  and  that  whether  the 
society  prove  successful  or  not.' 


■  '  Davis,  Law  of  Building,  etc.. 
Societies,  pp.  69-70.  A  form  of 
permanent  association  having  cer- 
tain distinctive  features  of  its  own 
has  grown  up  in  the  State  of  Ohio, 
and  has  become  widely  known  as 
the  Ohio  or  Dayton  plan.  In  the 
Report  of  the  Inspector  of  Building 
and  Loan  Associations  of  the  State 
of  Ohio,  1892,  it  is  described,  on 
pp.  27-28,  as  follows:  "  No  initia- 
tion fee  is  charged,  and  the  only 
requirement  for  membership  is  the 
payment  of  25  cents  for  a  pass 
book.  Dues  at  the  rate  of  25  cents 
per  week  for  each  one  hundred- 
dollar  share  can  be  paid  at  any 
time,  no  fines  or  forfeitures  are  ex- 
acted for  non-payment,  and  the 
member  can  suit  his  own  con- 
venience about  his  payments.  It  is 
a  simple,  business-like  plan.  The 
member  being  permitted  to  begin 
making  payments  at  any  time  and 
in  such  sums  as  suit  his  own  con- 
venience, the  dividend  credited  to 
him  at  each  settlement  is  calculated 
on  the  basis  of  his  actual  payments. 
Anotlier  inijxjrtant  feature  is  the  is- 
sue of  certificates  of  paid-up  stock, 
the  face  values  of  which  are  paid  in 
at  once,  instead  of  being  subject  to 
Weekly  or  monthly  payments  as 
ordinary  running  stock.  It  has 
been  the  ex])erience  of  many  asso- 
ciations operating  upon  the  plan  of 
receiving  only  small  weekly  or 
monthly  stock  payments  that  often 
wlien  tliere  is  a  demand  for  loans, 
it  requires  a  long  time  to  accumu- 
late tlie  sum  of  money  desirefl. 
With  the  j)ai(l-up  stock  feature  it 
has  been  found  that  this  can  be 
regulated    in    a    measure,    and    it 


makes  available  to  the  association 
a  larger  amount  of  money.  Paid- 
up  stock  is  usually  governed  by 
the  same  rules  regulating  running 
stock,  except  that  it  is  not  issued  at 
all  times  and  that  the  dividends, 
instead  of  being  credited,  are  paid 
out  in  cash  either  annually  or  semi- 
annually. Most  of  the  associations 
issue  this  stock  upon  the  express 
condition  that  it  may  be  called  in 
and  canceled  at  any  time.  This 
would  be  done  in  the  event  of  an 
accumulation  in  the  treasury  of 
a  large  sum  of  money  for  which 
there  would  be  no  demand  from 
members  desiring  loans.  But  ex- 
perience teaches  that  it  is  rarely 
necessary  to  resort  to  this  remedy, 
the  supply  of  money  being  usually 
regulated  by  the  issue  of  the  stock. 
Holders  of  paid-up  stock  are  gener- 
ally required  to  have  their  money 
on  deposit  for  thirty  days  before  it 
becomes  entitled  to  dividends,  or 
some  associations  establish  the 
rule  that  when  the  stock  is  taken 
between  a  six  months'  dividend 
period  it  does  not  begin  to  draw 
dividends  until  the  beginning  of 
the  next  six  months.  Paid-up 
stock  can  be  withdrawn  just  as 
running  stock  by  giving  the  usual 
notice  required,  and  is  paid  out 
with  running  stock  in  the  order  in 
which  the  notices  for  withdrawal 
were  filed  Still  another  feature  of 
the  Dayton  plan  is  that  the  pa}-- 
ments  made  by  the  borrowing  and 
depositing  members  are  precisely 
the  same.  The  weekly  payment  of 
the  borrowing  member  is  applied 
first  to  the  payment  of  the  interest 
and  premium  upon  his  loan  and  the 
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Serial  SiHi«'tl«*^. 

$  24.  A  inoclification  of  this  j^lan  is  of  frequent  oc- 
currence in  America  in  the  sliape  of  serial  associations,  z. 
*•.,  associations,  which,  their  tliiralion  being  limited,  in- 
stead of  issuing;  all  the  stock,  to  the  full  extent  allowed  by 
law  or  charter,  at  once,  divide  it  up  into  series,  and  issue. 
them  successively,  each  class,  or  series,  beiufrthen  treated, 
to  some  extent,  as  a  separate  association  distinct  from  the 
others,  but  with  them  sharin.q;  in  the  profits  of  the  concern. 
A  society  founded  on  this  i)lan  will  issue  as  many  shares 
as  arc  tliought  advisable  during  the  first  year,  and  those 
will  run  their  course  to  the  final  result,  precisely  as  those 
issued  by  a  society,  on  the  plan  first  described.  At  the 
end  of  the  first  year,  the  total  number  of  shares  of  this 
"  first  series  "  participates  in  the  profits,  their  value  is  as- 
certained, and  a  new  or  "  second  series "  is  issued  of  as 
many  shares  as  it  appears  advisable  to  sell.  The  pay- 
ments on  this  second  series  commence  with  their  issue,  and 
they  may,  in  their  turn,  run  the  same  course  as  the  "  first 
series,"  till,  at  the  end  of  the  second  year,  the  sum  total  of 
the  income  for  it  is  divided  among  the  whole  number  of 
shares  in  both  series,  in  proportion  to  the  amount  paid  on 
each,  and  their  value  again  ascertained.-  Thus  the  shares 
of  the  first  series  will  be  found  to  have  the  value  of  two 
years'  subscriptions,  to  which  is  added  the  profit  made, 
during  the  two  )-ears,  on  each  share  ;  while  the  shares  of 
the  second  .series  will  be  worth  one  year's  subscription  and 
profit  thereon  ;  and  so  on,  each  year  producing  a  new  series 
of  stock,  and  at  the  end  of  each  vear  tlie  sum  total  of  sub- 


balance  placed  as  a  credit  to  the 
nmc.  These  credits  begin  to  draw 
'"■■'""  '  at  one:-,  and  are  coin- 
iii-.innually.  The  pay- 
ments are  required  to  be  continued 
'    ■'  ';ly  credits   and  the 

ired    thereon   equal 
the  matured  value  of  the  shares." 
Uw  of  Build- 
i^K  .  ,  pp.  70-72. 

•  Thii  seems  to  l>e  the  method 
•ppfwed    in     Tyrrell    Loan    and 


Building  Association  v.  Haley,  163 
Pa.  301,  30  Atl.  Rep.  154,  where  it 
is  helfl  that  the  proper  way  of  as- 
certaining the  value  of  any  partic- 
ular share  in  a  serial  association  at 
a  given  time  is  to  add  to  the  amount 
paid  on  the  share  a  proportion  of 
the  profits  ascertained  by  dividing 
the  annual  profits  among  all  of  the 
shares  in  proportion  to  the  amount 
paid  on  each  share. 
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scriptioiis  being  divided  by  the  number  of  shares  of  all  the 
series  then  issued  (except  such  shares  as  have  been  with- 
drawn), and  the  profits  among  all  the  shares  in  proportion 
to  the  amount  paid  upon  them.  By  the  time  the  eighth, 
ninth,  or  tenth  series  is  issued,  according  to  the  success  of 
the  society,  the  first  series  will  have  reached  its  ultimate 
value,  and  its  members-will  receive  that  amount  in  cash,  or, 
if  they  be  borrowers,  its  equivalent  by  cancellation  of  their 
loans.  Suppose,  therefore,  that  the  society  has  twenty 
years  to  run,  then,  from  the  first  to  the  tenth  year,  the  so- 
ciety issues  a  new  series  of  shares  every  year,  and  after 
that,  a  series  is  cancelled  every  year. 

§  25.  It  is  not,  of  course,  imperative  that  the  space  of 
a  year,  or  of  a  year  only,  should  elapse  between  the  issuing 
of  the  various  series.  Any  time  which  will  allow  the 
series  to  run  out  within  the  legal  life  of  the  association,  is 
short  enough  ;  whilst,  in  some  instances,  new  series  are 
started  semi-annually,  monthly,  and  even  weekly.^ 

§  26.  It  has  been  said  that  these  associations  are 
limited  as  to  the  period  of  their  duration.  Yet  they  be- 
long, in  principle,  quite  as  much  to  the  permanent  as  to 
the  terminating  class.  It  is  the  serial  issue  of  stock,  the 
possibility  of  membership  without  back-payments,  and  the 
participation  of  all  equally  in  the  profits  of  the  entire  busi- 
ness, that  constitute  the  permanent  feature.  On  the  other 
hand,  the  membership  of  any  individual  terminates  with 
the  series  of  stock  on  which  that  membership  is  claimed, 
so  that,  for  certain  purposes,  each  series  constitutes,  in  ef- 
fect, a  society  by  itself"  The  association  continues  on, 
until  the  last  series  is  wound  up.  Upon  the  purely  term- 
inating principle,  both  the  membership  and  the  associa- 
tion terminate  at  one  and  the  same  time. 

'Any  particular  period  or  inter-  51;    48    Leg.   Int.   277;    Rogers    v. 

val  may,   of  course,   be  prescribed  Mutual  S.   F.   and  B.  Ass'n,  7  W. 

by  statute  for  the  issuing  of  series.  N.    (Pa.)   95;    Deering   v.    Bishop 

'Mercer  v.  Ambler  Building  and  Bailey  B.  and   L.  Association,  (N. 

Loan  Association,  10  Pa.  C.C.  I'e]j.  J.  )  24  .\tl.  Rep.  575. 
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rrcliminary  expenses. 
Choice  of  the  .society's  name. 
i  ay.   I'r.unitiK'  of  rules,  articles,  or  constitutioti. 
I  31.   Matters  to  be  provided  for  in  nik-s. 
1^3.  Various  methods  of  incorporation. 
I  i3.   Incori>oration  by  letters  patent  from  tlie  Ivxecutive. 
'  -;     Inooq>oration  by  Special  .\ct  of  Lej;islature. 

I^Uitude  in  framing,'  rules,  etc.,  where  incorporation  is  by  patent 
or  special  act. 
;  37,   Incorporation  by  decree  of  Court. 
{  3S.   IncoriKiration  by  voluntary  association. 

i  40.  Necessity  in  every  case  of  substantially  complying  with  require- 
ments of  statute. 
;  .|i.   Towers  in  excess  of  statute  void,  and  cause  of  forfeiture.     Lati- 
tude allowed. 
}  4i.   Power  of   Legislature  to  ma.lify  charter  by   subsequent  enact- 
ments. 
{  43.  Retroactive  and  expository  statutes. 
\  44.  Statutes  affecting  remedies  only. 

l*r«'liniiii;ir.v  ICxiu'ii.scs. 

§  27.  When  a  building  association  is  about  to  be 
formed,  upon  any  of  the  foregoing  plans,  it  is  important 
that  the  persons  having  the  enterprise  in  hand  should  at- 
tend (I)  to  keeping  down  the  preliminary  expenses,  as  of 
advertising,  etc.;  and  (2)  to  having  a  memorandum  signed 
by  all  of  them,  to  share  the  expenses  equally,  and  to  in- 
demnify one  another  against  individual  liability  for  more 
than  a  due  proportion  of  such  expenses.  For  the  various 
members  of  the  managing  committee  of  an  inchoate  un- 
dertaking, of  whatever  kind,  are,  on  the  principle  of 
partnership,  liable,  jointly  and  severally,  for  the  particular 
engagements  which  each  has  contracted  in  endeavoring  to 
form  the  association, '  Nor  is  this  liability  taken  away  or 
'  Ilutton  :•.  Thompson  and  Nor-  17  Com.  B.,  N.  S.  (112  Engl.  C.  L. 
ris  V.  Cooijer,  3  H.  L.  Cas.  161;  S.  R.)  829;  Hamilton  v.  Smith,  28  L. 
C.  17  L.  T.  Rep.  237,  261;  Bright  J.,  Ch.  404;  Burbridge  v.  Norris, 
V.  HultoM.  3  H.  L.  Cas.  341;  S.  C,  34  L.  J.,  Hx.  131;  Riley  v.  Packing- 
l6Jur.  695;  L.  T.  Rep.  249;  Kelner  ton,  16  L.  T.  Rep.,  N.  S.  3S2;  Hop- 
v.  Baxter.  L.  R..  2  C.  P.  174;  Rey-  crofft  v.  Parker,  16  L.  T.  Rep.,  N. 
twU  i:  Uwis  and  Wyld  v.  Hop-  S.  123,  561.  Otherwise  in  Scot- 
kins,  16  L.  J.,  Ex.  25;  S.  C,  15  M.  land;  see  Johnston  v.  Scott,  22 
and  W.  517;  Maddick  v.  Marshall,       Dunlop,  393;  32  Sc.  Jur.  174. 
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changed  by  the  subsequent  incorporation,  and  an  agree-' 
ment  of  the  corporation  to  pay  according  to  the  terms  of 
the  original  contract,  if  the  contract  should  be  completed/ 
Of  course,  the  corporation  may  make  itself  responsible  for 
the  engagements  of  its  promoters.- 

Clioice  of  the  Society's  Name. 

§  28.  The  first  thing  to  be  done,  supposing  the  scheme 
to  meet  with  encouragement  from  a  sufficient  number  of 
subscribers,  is  to  choose  a  name.  Herein,  it  must  be  re- 
membered, (i)  that  no  society  will  receive  a  charter  from 
the  State,  whose  name  is  identical  with,  or  bears  a  close 
and  misleading  resemblance  to,  one  belonging  to  a  subsist- 
ing organization  f  (2)  that  a  corporation  cannot,  however, 
by  use  acquire  an  exclusive  right  to  use,  in  its  title  of  in- 
corporation, a  general  term  descriptive  merely  of  the  local- 
ity with  which  its  business  is  connected  ;^  and  (3)  that  an 
improper,  or  jDrejudicial  assumption  of  a  title,  misleading 
as  to  identity,  and  not  simply  descriptive  of  locality,  may 
be  restrained  in  equity. 

Framing'  of  Rules,  Articles,  or  Constitution. 

§  29.  The  next  step  is  the  framing  of  rules  or  articles, 
which  are  to  be  the  basis  of  the  society's  existence  and  gov- 
ernment, and  which,  in  general,  must  undergo,  at  least  in 
their  most  essential  points,  the  inspection  and  approval  of 
the  incorporating  authorit}',  and  subsequcnth-  become, 
whether  embodied  in  the  instrument  of  incorporation,  or 
merely  adopted  in  pursuance  of  it,  the  organic  law  of  the 
association.  This  organic  law,  wherever  found,  is  gener- 
ally called  the  constitution, — rules  and  regulations  subse- 
quently adopted  for  the  internal  government  of  the  society, 
in  accordance  with  the  constitution,  the  by-laws.  The  im- 
portance of  drawing  them  with  care  and  forethought,  fol- 

'  Brojijles    f.     McCoy,    5     Sneed  •''See   Field,   on   Corporations,  'i 

(Tenn. ).  602  ;  Kelner  v.  Baxter,  L.  24,  p.  31,  note  4. 
R.,  2  C.  P.  174.  '  See  Colonial  Life  Assurance  Co. 

*  I  Moniuetz,  Priv.  Corp.,  ?  54S.  v.    Home  and  Colonial   A.ssiirance 

See   Tlionipson,    B.    A.,   p.  9,   cit.  Co    (Lini.)   33   L.  J.,    Ch.   741;    10 

Third  Ward,  etc.,  Ass'n  v.  Lotze,  Jur  ,   N.   S.   967;   10  L.  T.  Rep  ,  N. 

II  Bull.  285.  S.  448;   12  W.  R.  783. 
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I.  kfl    I  ft  If 


some  approvfcl  model  wliioli  has  stood  the  test  of 
.il  cxiK-rictico,  rf(iuircs  no  demonstration.  EngHsli 
h.ivc  comphiincd  bitterly  over  the  ncolioence  dis- 
JM  the  \ve>rdin};  of  the  laws  of  1  )ui Id ing- associations, 
::.i;!u>i  "so  ij^norantly  and  ahsnrdly  that  they  perplex  the 
tMulcrslandinjjs  of  the  ablest  men."  '  And  ninch  of  what 
is  to  follow  in  this  trcati.se  will  be  evidence,  that,  in  this 
country,  ttx),  ^rcat  difficulties,  and  qnestions  so  cmbarras!5- 
■"  ;  a.s  to  involve  the  necessity  of  tedions  and  expensive 
iui^ation,  in  order  to  their  definitive  settlement,  have  fre- 
qncntlv  ari.sen  from  badly  worded  or  carelessly  inserted 
provision.s  in  the  constitntion  or  by-laws  of  the  associations. 
§  30.  In  the  exercise  of  the  o-eneral  powers  incident  to 
coqwralions,  the  rej^nlations,  modifications,  restrictions  con- 
tained in  the  charter,  or  organic  law  of  the  society,  adopted 
in  pursnance  of,  or  as  the  basis  of  an  application  for,  the 
cliarter,  will  be  binding  upon  it  in  the  future,  and  serve  as 
a  gnide  to  the  courts,  in  questions  of  right  arising  upon 
their  operation.  In  those  particulars,  however,  in  which 
special  legislation,  applicable  to  this  kind  of  associations, 
has  superseded  the  discretion  of  individuals  forming  and 
magistrates  sanctioning  the  incorporation,  the  charter  must 
clearly  and  distincth'  follow  the  enactment,^  or  else  be  void, 
/>ro  tanlOy  and  expose  the  association  to  a  forfeiture  of  fran- 
chi.ses  at  the  instance  of  the  Attorney-General.^ 

.MaldiN  to  Ih-  |m-(>\  idcd  lor  in  Rules,  etc. 

§  31.  Subject  to,  and  following  such  statutory  enact- 
ment, ever>-  constitution  should  contain  adequate  provisions 
on  the  following  heads  : 

1.  The  name  of  the  society,  its  purposes,  and  place  of 
business. 

2.  The  amount  of  capital  stock  and  number  of  shares 
to  l>e  issued  by  the  society,  and  their  paid-up  value. 

-'v,    V.-C  ,    in  Smith  v.  Mt  is  almost  needless  to  say  that 

J  Jur.,  N.  S.  58,  62;  30  the   charter  must   conform  to   the 

L.  T.  Rep.  196.     See  also  Fleming  constitution  of  the  state:     State  v. 

18  J.  P.  296:  23  L   T.  Rep,  McGrath,  95  Mo    193 

.  .  518,  and  S.  C,  upon  ap-  ^  Upon  this  question,  and  that  of 

{^■il.  3  Eq.  Rep.  14;  3  De  G.,  M.  &  the  relations  of  the  charters  to  the 

^'  997  general  law,  see  post,  \l  505-507. 
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3.  The  tenns  and  conditions  upon  which,  consistently 
with  the  general  law,  shares  will  be  issued  to  persons  desir- 
ous of  becoming  members. 

4.  The  personal  prerequisites  of  membership  ;  its  duties  ; 
the  amount  to  be  paid  periodically  during  its  continuance  ; 
the  officer  and  place  to  whom  and  where  payable ;  the  lia- 
bility of  delinquent  members  to  the  imposition  of  fines, 
and  amount  thereof,  and  to  forfeiture  of  membership  ;  the 
terms  of  such  forfeiture,  and  provisions  for  contribution 
to  losses  and  for  \-oluntar}-  withdrawal  of  members.' 

5.  The  manner  of  obtaining  and  making  loans ;  the 
persons  entitled  to  receive  them  ;  the  amount  receivable  on 
each  share  subscribed ;  the  terms  and  security ;  the  time, 
place,  and  recipient  of  payments  of  interest,  and  the 
amount  from  time  to  time  payable ;  provision,  in  case  of 
default  of  payment,  and  for  voluntar\-  repayment  of  loans.^ 

6.  The  government  of  the  society  ;  its  officers  and  di- 
rectors ;  their  duties,  powers,  terms,  remuneration,  and  re- 
moval ;  the  method  and  time  of  their  nomination  and  elec- 
tion ;  the  number  of  votes  each  shareholder  is  entitled  to 
cast  f  proxies. 

7.  Provision  for  annual  or  more  frequent  audit  of  the 
accounts,  and  inspection,  by  the  auditors,  of  the  mortgage 
and  other  securities  held  by  the  society.^ 

8.  Time,'  and,  if  possible,  place  of  annual  meetings ; 
number  of  members  whose  presence  is  required  to  make  a 
quorum  ;'*  provision  for  calling  special  meetings. 

9.  Provisions  for  enactment,  alteration,  and  rescission 

'  In  the  absence  of  statutory  pro-  And  this  rule  seems  to  be  very  gen- 
visions  on  the  sul)ject,  it  is  compe-  erally  followed, 
tent  for  a  building  association  to  ^  The  report  of  auditors  is  prima 
fix  the  terms  on  which  a  member  facie  evidence  of  the  condition  of 
may  withdraw,  or  repay  a  loan,  in  the  books  of  the  corporate  officers, 
its  articles  or  by  by-law:  Fitzger-  but  may  be  impeached  for  fraud: 
aid  V.  Hennepin  Co  ,  etc.,  Asso-  Holgate  v.  Shutt,  27  Ch.  D.  in;  28 
ciation,  (Minn)  57  N.  \V.  Rep.  id.  iii 
1066.  ''  The  hour  of  the  meetings  ought 

^  It  has  been  customary,  in  build-  to  be  fixed  by  by-law:     San  Buena- 

ing  associations,  to  give  each  mem-  ventura,   etc  ,    Manuf  Co.   v.  Vas- 

ber  one  vote  only,  no  matter  what  sault,  50  Cal.  534. 

the  number  of  his  shares.     Barry,  "•  As  to  what  constitutes  a  quo- 

I^aw  of  Building  Societies,  p.    28.  rum,  see  post,  'i'i  162-163. 
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oi   by-laws,  ami  alteration  ami  aincinhiR'nl  of  constitution, 
wilhin  the  limits  allowable  by  law." 

lo    I  duration  ami  manner  of   terminating  the  society. 

Various  ^Irlliotl- ol"  Iiu«uiH>rii(ioii. 

^  12.  The  act  of  incorporation  may  be  consummated 
^i;  by  the  Kxecntive  of  the  vState  issuing  his  patent,  by 
virtue  of  powers  vested  in  him  by  statute,  upon  presenta- 
tion lo  him  properh'  made  under  the  same ;  (2)  by  special 
legislative  enactment ;  (3)  by  decree  of  court,  proceeding 
in  accordance  with  and  under  the  authority  of  general 
laws ;  (4)  by  the  operation  of  law,  endowing,  by  virtue  of 
statutes  passed  for  that  purpose,  with  the  character  and  ca- 
jxacities  of  a  body  corporate,  persons  desirous  of  acquiring 
the  same,  who  have  authenticated  and  legitimated  their  act 
of  association,  in  accordance  with  the  statutory  require- 
ments.^ 

liK oritoratioii  by  l.<'tters  Patent  from  tlic  Executive. 

§  33.  Where  a  charter  is  granted  by  the  Executive,  the 
constitution  of  the  association  is,  subject  to  the  declared  in- 
tention of  the  coqDorators  and  the  laws  of  the  State,  the 
creature  of  their  will.  With  that  intention,  with  the  pur- 
po.ses  of  the  incorjioration,  and  \vith  the  terms  of  the 
statutes  under  which  it  was  effected,  it  must  in  every  par- 
ticular correspond,  and  its  validity,  in  whole  and  in  part, 
dejxmds  upon  such  correspondence.  When  once  properly 
established,  it   becomes  binding  upon  the  a.ssociation,  but 

'  The   nielhcxi   provided   by   the  regulating  the    incorporation   and 

charter  for  its  amendment,  or  that  affairs  of  building  associations  upon 

'  '    "         v-la\vs,  must  be  observed:  earlier  ones  dealing  with  the  same 

1..    .  ,      n,   B.  A.,  p    20,   cit.    Mc-  subject,  see  Rlioads   v.    Hoerners- 

Keown  v  Building  Ass'n,  5   Bull.  town  Building  Association,   82  Pa. 

52      Where  the  articles  of  associa-  180;  Albright  v.  Lafayette  B.  and 

lion  do  not  provide  for  an  amend-  S.  Association,  102  id.  411,  holding 

ment  thereof,  it  has  been  held  that  an   earlier    statute    repealed  bj'  a 

an  amendment  is  not  binding  on  a  later  one  revising  the  entire  sub- 

• '--   by  the   mere   force  of  its  ject-matter  :  — Cahall    v.    Citizens' 

;,  but  it  must  be  shown  that  Mut.   B.   Association,  61  Ala.   232, 

he  had  notice  of  its  terms:     Kra-  to  similar  effect:— Davies  &  Co.  v. 

'.         '•   r-.   North   N.  Y.  B.  and   L.  Creighton,   33   Grattan  (Va. )   696, 

v..  V. )  27  N.  Y.  Supp.  314.  holding  an  earlier  not  repealed  by 

'  A»  to  the  effect  of  later  statutes  a  later  enactment. 
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may,  from  time  to  time,  be  altered  and  amended,  in  such 
manner  as  the  statute  and  its  own  provisions  may  author- 
ize, consistently  with  all  the  limitations  to  which  the 
corporation  may  be  liable.  The  charter,  in  such  case,  is 
entirely  distinct  from  the  constitution.  It  is  merely  the 
patent  of  the  Executive,  announcing  the  persons  named 
therein,  with  their  associates  and  successors,  to  be  a  corpo- 
ration under  and  subject  to  the  statute  which  enables  him 
to  confer  corporate  franchises  for  the  purposes  declared 
therein. 

Incorporation  by  Special  Act  of  Lt'jfislature. 

§  34.  Charters  granted  by  special  act  of  the  Legislature 
usually  prescribed,  in  detail,  the  powers  intended  to  be 
given  to  the  corporation,  as  well  as  the  manner  of  exer- 
cising the  same,  leaving  the  regulation  of  minor  matters  to 
its  discretion,  by  giving  it  the  power  of  passing  by-laws  for 
its  government.  The  charter  itself,  in  such  case,  embraces 
the  constitution  of  the  society.  The  establishment  of  the 
corporation,  and  the  giving  of  its  constitution,  are  one  and 
the  same  enactment,  and  the  authority  to  make  by-laws 
being  delegated,  they  must  be  neither  inconsistent  with  the 
intention  of  the  Legislature,  nor  in  conflict  with  the  spirit 
of  that  enactment.  The  same  rule  obtains  when  the  power 
of  amendment  of  the  constitution,  or  charter,  is  given  to 
the  corporation.  Both  amendments  and  by-laws,  if  they  be 
improper,  and  contravene  the  purpose  intended  to  be  sub- 
served by  the  Legislature,  are  void. 

§  35.  In  Georgia  it  has  been  held  competent  for  the 
Legislature  to  incorporate  a  building  association  by  its 
constitution  and  by-laws  (it  having  been  in  existence  and 
in  business  previously  under  those  rules),  without  the  same 
being  embodied  in  the  act.'  They  were  a  fixed  quantity  at 
the  time,  readily  ascertainable,  and  by  the  reference  of  the 
act  to  them,  became  essentially  a  part  of  its  substance. 

Latitiulo  in  Frainiiij^  Uulcs,  etc.,  wlu're  Incorporation  is  b.\ 
Patent  <M-  Special  Act. 

§  36.   In   none  of  these  cases  is  much  latitude  conceded 
to  the  association  in  the  framing  of  its  rules.     Where  the 
'  Bibb  County  Loan  Association  r.  Richards,  21  Ga.  592. 
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Ill  -ition  is  l)v  jxitciit,  o;raiited  l)y  the  ICxecutivc  under 

a  .^.  ,.v..il  law,  its  provisions,  snlTiciently  searcliino:  and 
tlctailf<l,  jHnnt  out  a  strai.«;hl  and  narrow  path,  within 
whuso  limits  the  crcatnre  of  that  law  innst  move.'  When 
the  LcKi.slature  a.s.snnies  to  dictate  a  constitution  to  the 
corporation  it  is  establi.shino-,  the  freedom  of  the  latter's 
actions  is  still  more  clo.sely  hed<.;ed  in.  P.ut  the  Leo;i.slature 
may  content  itself  with  .<;rantinj2:  to  an  association  a  cor- 
porate existence,  delinin^  the  purpose  of  the  enactment, 
Kiviiiji;  j^encral  powers,  and  the  rioht  to  establish  a  con- 
stitution a!ul  pass  by-laws  for  the  regulation  of  the  details 
of  the  .scheme.  In  such  a  case,  the  criterion  of  the  legality 
of  the  whole  or  any  part  of  the  constitution  or  by-laws, 
which  may  thereafter  be  adopted,  may  be  entirely  whether 
or  not  their  practical  operation  is  such  as  to  carry  out  the 
expres.sed  intention  of  the  Legislature  in  creating  the  cor- 
poration. Thus,  the  Legislature,  having  declared  the  ob- 
ject of  the  building  association  incorporated  by  its  act  to  be 
to  "assist  members  thereof  to  become  their  own  landlords," 
and  the  practical  operation  of  the  constitution  and  by-laws 
passed  thereunder,  to  which  the  act  gave,  in  advance,  "  the 
force  and  efTect  of  legal  enactment,"  appearing  to  be  prin- 
cipally the  taking  of  usury  upon  loans,  to  the  oppression  of 
the  borrowers,  and  frustration  of  the  declared  intention  of 
tlie  enactment,  .seeking,  by  the  complication  of  the  trans- 
actions, to  escape  the  laws  of  usury,  it  was  held  that  the 
constitution  and  b\--laws  were  inoperative  and  void.^ 

I  iK'orpoiMt  ioii  1>.\   I)«'<-ree  ofCourt. 

§  ^7.  When  the  incorporation   is  the  act  of  the  Court, 
under   general    laws,  and    the    petition,   upon    which    the 

'  Under  a  provision  of  the  Con-  Savings  Association   z'.   Graham,  7 

■nof  Nebraska,  that  "  no  bill  Neb.  173;  Same  z'.  Benjamin,  lb.  181. 

i^ontain  more  than  one  sub-  »  Martin    -,     Nashville   Building 

jcct.  and  the  sjune  shall  be  clearly  Association,  2  Cold.    (Tenn.)    418; 

*»'  in  its  title,"  the  words  and  see,  to  the  same  effect,  Herbert 

'■■■"'■' -^t-s"  added  to  the  r.    Kenton    Building   and   Savings 

^*  ..;iig  the  objects  of  Association  of  Covington,  11  Bush, 

a  certain  class  of  corporations,  viz.:  (Ky.)   296.     As  to  the  right  of  the 

'^'•■' '■  "  'ions,    authorized  Legislature  to  grant  the  privilege  of 

***  .  ■    must  be  treated  usury  to  certain  corporations,   see 

ua  nullity.    Lincoln  Building  and  post.  I  394,  and  ch.  xii.,  passim. 
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decree  is  based,  sets  forth  the  fundamental  rules,  or  con- 
stitution, b}'  which  the  association  sought  to  be  invested 
with  corporate  franchises  is  to  be  governed,  the  decree  upon 
such  petition,  referring  to  it,  makes  it,  as  a  whole,  a  part 
of  itself.  If  the  petition  to  Court,  for  the  purpose  of  ob- 
taining a  charter,  under  a  general  law,  should  fail  to  set 
forth  the  object  of  the  corporation,  it  is  competent  for  the 
Court,  in  granting  its  assent,  to  specify  the  objects,  and  to 
set  forth  the  terms  on  which  the  charter  is  granted.'  The 
constitution,  then,  becomes  an  integral  element  of  the 
charter,  this  term  being  understood  to  mean  the  instrument, 
deed,  or  decree,  conferring  upon  a  body  of  men  the  fran- 
chises and  capacities  incident  to  united  action  as  a  cor- 
poration. It  can  be  changed  only  by  the  power  which  or- 
dained and  sanctioned  it,  or  by  the  Legislature  itself.  If, 
therefore,  it  contain  a  provision  for  amendment,  such  pro- 
vision can  avail  only  to  prescribe  the  proportion  of  mem- 
bers whose  consent  shall  be  deemed  necessar>',  and  the 
mode  of  its  expression,  in  order  to  entitle  the  corporation 
to  take  such  steps  as  will  secure  the  desired  amendment  of 
the  constitution  to  be  sanctioned  by  the  competent  au- 
tllorit^^ 

Incorporation  by  Voluntary  Association. 

§  38.  Analogous  in  every  respect  is  the  position  of  a 
corporation  having  legal  existence  by  virtue  of  the  due 
execution  of  articles  of  association,  setting  forth  the  funda- 
mental aims  and  laws  of  the  society,  acknowledged,  de- 
posited, and  authenticated  in  accordance  with  the  provi- 
.sions  of  a  general  statute,  whose  effect,  thereafter,  is  to 
confer  upon  the  associates  the  corporate  franchise. 

§  39.    The   requirement,    in   either  of  these   cases,   to 

'  Redwine  v.  The  Gate  City  Loan  building  associations,  thepresump- 
and  Building  Association,  54  Ga.  tion  is  that  the  court,  in  incorpo- 
474.  Courts  empowered  to  approve  rating  such,  intended  to  and  did 
articles  of  incorporation  are  bound  proceed  under  the  enactment  in 
to  see  that  they  conform  to  the  force,  though  some  of  the  provisions 
statute  in  all  essentive  particulars:  of  the  charter  granted  by  it  are  in- 
Building  Association  v.  Minnick,  i  consistent  with  the  same,  and 
Kulp  (Pa.)  513.  Where  a  later  therefore  void:  Albright  z'.  Lafay- 
statute  has  repealed  a  former  one  ette  Building  &  Sav.  Association, 
providing   for  the  incorporation  of  102  Pa.  411. 


^4 


THK    LAW    l)F    nUIUDING    ASSOCIATIONS.  [CH.   III. 


place  on  recoiil,  with  extraordinary  guarantees  of  publicity, 
these  nilcs,  this  constitution,  as  part  of  tlie  charter,  and  as 
the  h.isis  of  the  «jranlinj;-  of  the  same,  as  well  as  of  its  con- 
timiance,  make  their  substance  matter  of  public  property, 
05  well  as  of  pul)lic  notoriety,  bindino^  alike  upon  the  mem- 
Inrrs  of  the  association  amouii;  themselves,  upon  the  asso- 
ciation as  ai^ainst  the  world,  and  upon  the  latter,  to  the 
extent  of  compellin.i,^  it  to  take  notice  of  the  stipulations 
thus  publislied.  A  power  of  amendment  other  than  that  laid 
down  would  defeat  this  very  object,  and  work  injustice  to 
the  corporation  and  to  the  community  at  large. 

Xi'«<«>'*it\,  ill  I'\ri>  <  aso.  of   Siibstantiallj  Coiiipl.vinj>  with 
Itcquirt'iiiciits  «>r  Statute 

§  40.  Whatever  the  method  of  incorporation  may  be, 
it  is  necessary,  that,  when  it  is  prescribed  by  a  general 
statute,  indicating  the  various  steps  and  prerequisites  in  the 
process  of  incorporation,  its  terms  be  substantially  com- 
plied with  ;  and  that,  under  all  circumstances,  every  stage 
of  the  proceeding,  as  well  as  the  whole  enterprise,  be 
characterized  by  perfect  good  faith.  For  whilst  it  is  a 
general  rule,  that  a  charter,  once  granted  under  color  of 
authority,  cannot  subsequently  be  questioned  collaterally  ; 
yet  is  at  all  times  liable  to  the  interference  of  the  State 
(even  in  the  absence  of  misuse  of  the  franchise),  upon  the 
ground  of  irregularity  or  fraud  in  the  procuring  of  it. 

I»o\vrr>  ill  I^\c«'ss  ol"  Stat  iitc  Void,  and  Cause  of  Forfeiture. 
LatitiKlr  Allowed. 

§  41.  If  the  charter  of  a  building  association,  or  what 
is  called  is  constitution,  contain  the  grant  of  powers  con- 
trar>'  to  the  laws  or  the  Constitution  of  the  State  or  the 
United  States,  or  in  excess  of  what  the  statutes  regulating 
the  formation  and  powers  of.  such  organizations  sanction, 
the  objectionable  grant  is  simply  void.'  Such  illegal  fea- 
ture may  become  the  basis  of  a  proceeding  by  the  State 
against  the  society,  and  result  in  the  forfeiture  of  the  fran- 
chise.' It  has  been  declared,  however,  that,  where  the  laws 
•  Becket  v.  Uniontown  B.  and  L.  592;  Lang  v.  Reed,  h.  R.  5  Ch. 
Ajaociation,  88  Pa.  211 ;  Albright  v.  App.  4. 
Lalayette    B.    and  S.  Association,  2  See  post,  U  505-507. 

102  Pa.  411;  Booz's  App.,   109  Pa. 
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of  a  State  provide  only  generally  for  the  incorporation  of 
persons  as  bodies  politic,  any  corporation  not  prohibited 
may  be  formed  under  them  with  any  cnstomar\'  and  appro- 
priate powers  not  inconsistent  with  law,  though  the  statutes 
do  not  expressly  authorize  the  creation  of  such  corpora- 
tions ;  and  that,  therefore,  building  associations,  with  the 
usual  powers  of  such,  may  be  incorporated  under  the  gen- 
eral incorporation  laws,  although  there  be  no  statute  ex- 
pressly authorizing  the  creation  of  building  associations,  so 
long  as  the}-  are  not  expressly  prohibited.'  And  again  it 
has  been  said  that  persons  seeking  to  form  a  corpora- 
tion under  any  general  law  must  have  a  reasonable  lati- 
tude as  to  what  they  may  insert  in  their  certificate  of  incor- 
poration. "  They  must  insert  therein  all  the  matter  par- 
ticularly required  by  the  law,  and  they  may  insert  other 
provisions,  not  inconsistent  with  law  or  public  policy, 
which  are  germane  to  the  purposes  of  the  corporation,  and 
necessary,  convenient,  or  appropriate  to  the  acomplishment 
of  such  purposes.  If  they  keep  within  such  limits,  the  public 
authorities  have  no  reason  to  interfere ;  the  interests  of  the 
public  are  not  jeopardized,  and  the  rights  of  no  citizen  are 
violated,"^  On  the  contrary,  such  provisions  will  be 
binding  upon  the  members  of  the  corporation. 

P<)\v<'r  of  Lcffii^latJire   to  Mollify  Cliiirters  by  Subsequent 
I'^iiactmeiits. 

§  42.  The  act  of  incorporation  having  been  performed 
according  to  law,  and  the  charter  accepted  by  the  associa- 
tion, a  compact  is  struck,  as  to  all  its  lawful  provisions,  be- 
tween the  State  on  the  one  side,  and  the  association  on  the 
other.  That  compact  is  binding  upon  both.  The  society 
cannot  deviate  from  it ;  nor,  whilst  its  observance  is  unex- 
ceptionable, can  the  State  impair  it  by  adding  new  terms 
and  conditions  inconsistent  with  its  reasonable  construc- 
tion.^ P>ut  where  the  Constitution  of  the  State,  or  the  gen- 
eral or  special  statute  under  which  the  charter  is  granted, 
reserves  to  the  Legislature  the  power  to  alter,  modify,  or 

'  Good  111  an    v.    Durant  Building  ^  People  t'.   Preston,   (N.   Y. )   35 

and   IvOan  Association,    (Miss.)    14       N.  E.  Rep.  979,  per  Rarl,  J. 
So.  Rep.  146.  ■■' Angell  and  Aines,  Corp.,  ?  31; 

2  Moraw.,  P.  C,  'i\  1045  etseqq. 


36 


TlIK    LAW    OF    nUIUDINC,    ASSOCIATIONS.         [CH.  III. 


Tcpcixl  tluit  preroyfati\o  becomes  part  of  the  original  con- 
tract, anJ  reni.iins  in  the  State,  even  if  no  clan.se  to  that 
effect  be  inserted  in  the  charter  itself.'  vSnch  alterations  or 
niiHlificalions  are  to  be  made  in  accordance  with  the  forms 
pre.scribed  by  the  Constitntion  in  force  when  they  are 
made,  and  not  with  tho.se  prescribed  at  the  time  the  charter 
was  granted.-  Hut  the  corporation  has  a  di.scretion  to  ac- 
cept or  reject  the  grant  as  amended,  and  new  franchises 
jrranted  to  existing  corporations  are  inoperative  as  to  them 
until  accepted.^  The  acceptance  mnst  be  nnqnalified,  not 
jxirtial,'  and  a  refnsal  may  be  at  the  peril  of  forfeiture  of 
the  corporate  franchi.se.'  Statutes  requiring,  in  order  to  af- 
fect any  particular  corporation,  an  acceptance  to  be  filed  by 
it,  cannot  lend  it  any  advantage  before  being  so  accepted.^ 

!{<•(  roju'ti^  «•  :iM»l  ICxposilory  Statutes. 

jj  43.  Hut  such  additional  and  altering  provisions, 
whether  by  constitution  or  statute,  can  have  no  retroac- 
tive efficacy.''  Hence,  a  building  association,  incorporated 
under  a  statute  which  does  not  legalize  certain  reservations 
in  its  loans,  will  derive  no  support  from  a  .statute  pa.ssed 
sub.sequently  to  the  making  of  such  contracts,  which 
authorizes  the  formation  of  building  associations  having  that 
particular  power.'  It  has,  therefore,  been  held  in  Pennsyl- 
vania, that  building  associations  incorporated  in  that 
State,  under  acts  previous  to  that  of  1859,  which  was  the 

'  Angell  and  Ames,  Corp.,  ?  767;  *  Angell  and  Ames,  Corp.,  'i  82. 

2  Moraw.,  P.  C.   ??   1093  et   seqq.  «  Field,    Corp.,   |   46;   cit.    West 

The  imfxjsition  of  atax  onthe  capi-  Wisconsin    R.    Co.   v.  Supervisors, 

Ul  stock  was  held  justified  by  such  35  Wis.   257;  Hamilton  v.  Keith,  5 

a   ■            'ion,    notwithstanding    a  Bush    (Ky.)   458;    Griffin    v.    The 

6',.           :ital  act  had  exempted  the  Kentucky  Co.,  3  Id.  592. 

capiul  stock  and  dividend  of  that  '  But.  where  a  building  association 

cla.ss  of  corporations.     Union  Im-  had   been  incorporated  under  one 

provement   Company  Z'.  Common-  act,  which  was  repealed  by  a  second 

wealth.     69     Pa.     140.     See     also  (prohibiting  premiums  on   loans), 

I'                •"    lUiilding    Association  it  was  held,  that,  upon  the  passage 

i-  - ......n wealth,  98  id.  54,  10  W.  of  a  third  adding  the  right  to  take 

N.  161.  premiums,  it  was  not  necessary  for 

■  Angell  and  Ames,  Corp.,  ?,  767;  the  association  to  reorganize  under 

cit     In  the  matter  of  the  Reciproc-  this  last  statute:  People's  Building 

ity  Bank.  29  Barb.  (N.  Y.J  369.  and  Loan  Association  z:  Furey,  (N. 

»  Field,  Corp.,  ?  50.  J. )  20  Atl.  Rep.  890. 

«  Field,  Corp.,  ?  46. 
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first  to  allow  reservations  upon  loans,  amounting,  practic- 
ally, to  the  taking  of  usurious  interest,  were  not  aided  in 
the  enforcement  of  such  contracts  by  that  act ;  '■  and  this, 
notwithstanding  the  Legislature,  in  the  passage  of  that  act, 
attempted  to  extend  its  provisions,  retroactively,  upon 
loans  made  before  it  took  effect,  by  declaring  such  to  have 
been  the  meaning  and  intention  of  the  earlier  acts,  which 
had,  by  the  Supreme  Court  of  the  State,  been  adjudged  in- 
adequate to  sanction  the  practice."  An  expositor}^  statute, 
which  is  substantially  in  the  nature  of  a  mandate  to  the 
court  to  construe  and  apply  a  former  law,  not  according  to 
judicial,  but  according  to  legislative  judgment,  is  inopera- 
tive, and  cannot  control  the  courts  in  interpreting  the  law 
and  declaring  what  it  is.  The  making  of  statutory  laws, 
and  their  exposition  and  application  to  cases  as  they  arise, 
are  clearly  and  distinctly  two  different  functions.  The  for- 
mer is  allotted  to  the  Legislature ;  the  latter  to  the  courts. 
Such  retroactive  and  expository  eflficacy  cannot  be  conceded 
to  an}-  law.^  Wliere,  therefore,  a  general  statute,  under 
which  charters  are  granted  to  building  associations,  has  re- 
ceived judicial  interpretation  as  to  the  nature  of  the  powers 
conferred,  it  is  incompetent  for  the  Legislature  to  change 
that  settled  interpretation  by  enactment ;  for  the  Legisla- 
ture has  no  power  to  direct  the  judiciary  in  the  interpreta- 
tion of  acts  previously  passed,  or  to  require  it  to  change 
the  construction  already  put  upon  them.  Doubts  upon 
previous  statutes  may  be  explained  by  legislative  enact- 
ment, but  no  new  interpretation  arbitrarily  forced  upon  the 
judiciary-,  for  this  would  be  the  substitution  of  the  lan- 
guage and  meaning  of  the  one  for  the  other. ^ 

'  Marble  Building  Association  v.       Association,  30    Pa.   465;  Hughes's 
Hocker,  3  Phila.  (Pa.)  494;  Denny       App.,  lb.  471. 

v.    West  Philadelphia    Saving  and  ■'  The  Lincoln  Building  and  Sav- 

Building  Association,  39  Pa.  154;  ings  Association,  v.  Graham,  7 
Premium  Fund  As.sociation's  App.,  Xeb.  173;  vSame  z'.  Benjamin,  lb. 
lb.    156;    Reiser   z:    William   Tell       iSi. 

Building     .Association,      lb.      137;  <  See    cases     in    preceding    two 

Blackburne's  App.,  lb.  160:  Houser  notes,  and  also  Greenough  v. 
V.  Hermann  Building  Association,  Greenough,  11  Pa.  495;  Lamberton 
41  Pa.  478.  V.  Logan,  2  Bin.  (Pa.)  257;  O'Con- 

'  Kupfert  r.  Guttenberg  Building      nor  v.    Warner,    4  Watts   &   Serg. 

(Pa.)  227. 
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StatuloH  .MVoiliiiH:  l{«'iiu'ili«'s  only. 

$  .\.\.  The  same  objection  docs  not  hold  when  the 
I.CKi-^hilure,  having  the  power  to  alter,  etc.,  charters  already 
pranled,  dws  not  assnnic  to  make  any  chanj^c  in  the  actnal 
state  of  the  law,  hnt  et)nrines  itself  to  declarino;  explicitly 
what  it  is,  and  to  modifyin*,'  merely  the  remedy  under  it. 
Thus  in  Indiana,  the  first  act  providing-  for  the  incorpora- 
tion and  rej^ulation  of  building  associations,'  had  reserved 
to  the  Legislature  the  right  to  change  or  repeal,  from  time 
to  time.  The  later  act"  repealed  the  former  one,  but  gave 
building  associations,  having  commenced  proceedings  under 
the  same,  the  right  to  proceed,  thereafter,  according  to  the 
provisions  of  this  later  act.  It  also  contained  a  provision 
that  "  no  premium,  fine,  or  interest  on  such  premiums  that 
may  accrue  to  the  said  corporation,  according  to  the  pro- 
visions of  this  act,  shall  be  deemed  usurious,  and  the  same 
may  be  collected  as  debts  of  like  amount  are  now  by  law 
collectable  in  this  State."  This  provision  was  held  ap- 
plicable to  corporations  continued  in  existence  by  said  act, 
and  not  inconsistent  with  the  Constitution  of  the  State  of 
Indiana ;  because,  it  was  said  by  the  Court,  it  made  no 
change  in  the  law  as  it  had  previously  existed,  but  merely 
declared,  in  plain  language,  what  the  law  was  on  that 
subject ;  and  if  it  made  an)-  change  in  the  law,  it  was  one 
which  affected  only  the  remedy,  and  such  a  one  it  was 
competent  for  the  Legislature  to  make.^ 


CHAPTER  IV. 

MKMUHRSIIIP  IX  BUILDIXr,  ASSOCIATIONS. 

I  .;5    Mo-ic- ol"aa|uirin;^  membership. 
i  .}6.   Persons  capable  of  acquiring  nieinbership. 

i  .J7.   I'0-.vers  of  infants  and  married  women  under  enabling  statutes. 
)f  husband  of  feme  sole  member  at  common  law. 
of  executor  and  administrator  of  deceased  member. 

•    -   March.  1S57  (I  G.  &  11.,  ^Act    11    March,    1875    (i    R.    vS. 

•  larefl  constitutional  in  1876,  p.  243). 

.s;«;j»     : .    Indianaix)lis     Building,  :<  .McLaughlin    v.    The   Citizens' 

Loan  Fund,  and  Savings   As.socia-  Building,  Loan,  and  Savings  Asso- 

Uon,  18  Ind.  237.  ciation,  62  Ind.  264. 
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^  54.  Building  association  cannot  become  a  member  in  another  biiild- 

ing  association.     Corporations  as  stockholders. 
§  55.  A  person  ma}-  become  member  merely  to  obtain  loan. 
§  56.  Depositors. 

g  57.  Stock  book  primary  evidence  of  membership, 
g  58.  Society  estopped  from  denying  a  person's  membership. 
§  6o.   Borrower  estopped  from  denying  his  membership.     Exception. 
^  61.  Termination  of  membership. 

Mode  of  Acquiring  3Ieinl>oislui). 

§  45.  Membership  in  a  building  association  is  acquired 
in  the  same  manner  in  which  membership  is  acquired  in 
other  corporations, — by  becoming  the  holder  of  its  stock. 
The  signing  of  an  agreement,  of  the  constitution,  articles 
of  association,  or  the  like,  sometimes  exacted,  is  never  in- 
dispensable.^ The  division  of  the  membership  into  two 
classes,  investors  and  borrowers,  has  already  been  noticed 
as  a  result  of  the  operations  of  the  scheme.  From  a  legal 
point  of  view,  it  is  not,  however,  of  adequate  moment,  to 
base  a  classification,  for  the  purpose  of  separate  consider- 
ation. As  a  general  rule,  it  may  be  laid  down,  that  the 
mere  fact,  that  a  member  of  a  building  association,  who 
has  been  or  is  an  investor,  becomes  a  borrower,  does  not 
change  his  status  as  a  member,  or  affect  his  rights  and 
liabilities  as  such.  Whatever  exceptions  there  may  be  to 
this  rule,  and  its  consequences,  will  be  sufficiently  noticed 
hereafter. 

I*<«rs()iis  C;ii);iblc  of  Ac<niiriiiji-  >I<Mnl)<'rs1iii». 

§  46.  Generally  speaking,  any  individual  capable  of 
entering  into  a  binding  contract  or  acquiring  property 
subject  to  a  condition  may  become  a  member  of  a  building 
association  by  sub.scribing  to  its  stock,'-  whilst,  in  some  in- 
.stances,  the  policy  of  the  government  has  granted  an  ex- 
tension of  this  capability,  by  .special  enactment,  in  favor  of 
such  institutions.  Thus,  in  England,  the  fact  of  infancy, 
and   in   most  of  the  States,  that  of  coverture,  even  though 

'  Building  Association   v.  Robin-  deny   that  he  signed  the  by-laws: 

son,  46  Leg.  Int.  (Pa.)  5,  19  Phila.  Parlcer  v.  U.  S.,  etc.,  Association, 

358;  Concordia  Sav.  and  Aid  Asso-  19  W.  Va.  744. 

ciation,   93   N.   Y.    474.     After  en-  '^  Davis,    Law   of  Building,   etc., 

joying  the  benefits  of  membershi]),  Societies,  p.  173. 
indeed,    one    cannot   be   heard   to 
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Otherwise  dis;ibliiig,  is  no  bar  to  valitl  iiieiiibership  under 
the  statutes. 

|'.i\\ .  r-.  Ml    Iiil'.iiUs  ;iii(l    >l;uii«'  I    Women    uiiilcr    10ii:ibliii<jr 

§  47.  It  must  be  ol)scrvcd,  however,  with  reference  to 
these  cases,  in  so  far  as  they  constitute  exceptions  to  the 
general  rule,  that,  as  they  depend  entirely  upon  statute, 
and  are  in  opposition  to  the  conmion  law,  they  are  to  be 
strictly  construed,  and  are  allowable  only  in  such  building 
associations  as  exist  under  the  laws  contemplated  to  gov- 
ern them,  and  under  the  statutes  of  incorporation  provided 
for  iheni.  And  where  the  statute  does  by  way  of  exception 
pcnnit  such  membership,  the  license,  without  further 
authorization,  extends  only  to  allowing  the  enabled  in- 
dividual, or  cla.ss  of  individuals,  to  become  investing  or 
dejKjsiting  members  of  a  society,  and,  as  such,  subject  to  its 
niles,  and  entitled  to  exercise  the  rights  of  membership  ;  to 
withdraw  the  whole  or  any  part  of  the  investment,  if  and 
when  the  rules  of  the  society  and  the  statutes  governing 
them  permit  members  to  do  so ;  and  to  give  a  valid  and 
effectual  discharge  to  the  society  for  any  sum  so  withdrawn. 
It  does  not  extend,  without  express  provision  to  that  effect, 
to  an  authority  to  borrow  money,  execute  a  valid  security, 
or  enter  into  any  other  contract  with  the  association  from 
which  the  sub.sisting  inability,  under  the  law,  of  the  indi- 
vidual's condition,  would,  in  the  ordinary  relations  of  life, 
debar  him.' 

§  48.  But  where  the  husband  was  the  owner  of  sixteen 
shares  in  a  building  association,  and  nine  shares  stood  in 
his  name  as  "  trustee  of  Maria  T.  Steele,"  who  was  his 
wife ;  and  mone>-  was  borrowed  from  the  association  by  the 
husband  for  his  own  benefit ;  the  mortgage,  being  upon  the 
wife's  property,  but  duly  executed  by  husband  and  wife  to- 

•n...^     Uw  of  lUiilding,   elc,  capable    of    perpetrating    a    gross 

^'  I73-— I"  Maryland,  the  fraud  upon  the  association,  and  it 

■>M  an  infant's  mortgage  to  being  uncertain  whether  or  not  the 

'K  association  was  set  aside,  mortgage  was  for  his  benefit.     See 

where  there  was  no  evidence  tliat  Monumental   Building  Association 

the  infant  had  received  any  part  of  No.  2,  v.  Herman,  33  Md.  128. 
the  money  loaned,  or  that  he  was 
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gether,  and  reciting  that  the  twenty-five  shares  of  stock 
were  the  husband's  and  had  been  transferred  to  the  associa- 
tion as  collateral,  secured  "  the  monthh-  contributions  on 
twenty-five  shares  of  the  capital  stock  .  .  .  now  owned  by 
the  said  Thomas  R.  Steele."  There  appeared  to  have  been 
no  actual  transfer  on  the  books  from  T.  R.  S.,  as  trustee,  to 
T.  R.  S.,  individually,  and  then  again  from  him  to  the 
building  association  as  collateral  security  for  the  loan. 
Yet  it  was  held  that  the  association  had  the  right  to  infer, 
either  that  the  shares  always  were  the  property  of  T.  R.  S., 
or  that  they  were  the  property  of  the  wife,  and  that  she  had 
made  a  parol  assignment  or  gift  to  him,  or  had  allowed  him 
to  pledge  them  to  secure  the  loan,  and  that,  the  mortgage 
being  properly  executed  and  valid  under  the  laws  of  the 
State,  she  was  estopped  from  denying  this,  and  bound  by 
her  declarations  in  the  mortgage.^ 

§  49.  Where  the  general  law  of  the  State  makes  mar- 
ried women  siii  juris  in  respect  of  the  acquisition  and  dis- 
posal of  property  and  the  making  of  contracts ;  indeed, 
wherever  the}-  are  empowered  to  hold  stock  in  corporations 
generally,  their  right  to  become,  and  enjoy  the  privileges 
of,  members  of  building  associations,  not  being  exceptional, 
is  not  subject  to  the  qualifications  above  indicated.  Nor  is 
an  incapacity  on  the  part  of  married  women  to  enter  into 
partnership  arrangements,  a  bar  to  their  acquisition  of 
membership  in  incorporated  building  associations.^ 

Status  of  llusbiuid  of  Feme  Sole  Member  at  Common  T^aw. 

§  50.  At  common  law,  if  a  female  who  is  an  investing 
member  marry,   then,  in   the   absence  of  a  .settlement,  the 

'  (Building)  Association  :'.  Steele.  and  as  will  be  seen  hereafter,  their 

II  W.   N.   C.    (Pa.)   204;  although  likeness    to    .such   is   the   basis   of 

the  law  in  Pennsylvania,  as  inter-  many  distinctive   doctrines  of  the 

preted  before   the   passage  of  the  law  applicable   to  them.     But  the 

Act  of    1879,    was   that   a   married  partnership  attributes  ascribed   to 

woman  could   not  bind  herself  to  them   are  rather   in   the   practical 

the  payment  of    premiums,   fines,  than   in   the  legal  essentials  of  the 

etc.     See  post,  ii?  312-320.  scheme.     When  incorporated,  they 

2  City  Building  and  Loan  .\ssocia-  are,  after  all,  corporations,  and  the 

tion  :-.  Jones,  32  S.  C.30S;   10  S.  E.  legal  relations  of  the  members   to 

Rep.    1079.     Building  associations  the  corporate  body  are  the  same  as 

are   often   likened  to  partnerships,  in  other  corporations. 
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u\  will  be  cnliliccl  ilnriuo-  the  coverture  to  receive 
llic  iHiHicy  ilcixisitcd  by  her  /////;/  so/(7 :  but  if  he  die  with- 
•  havinjj  received  it,  his  wife  will  be  again  entitled  to  the 
•  .  and  his  personal  representatives  will  have  no  claim.' 
.\,...  .;  a  woman,  r///;//  s,)/<j,  become  a  member  of  a  building 
;i.ssocialion,  and  receive  an  advantage,  in  return  for  which 
she  mortgages  the  pri>pen\-  she  holds  in  her  own  right, 
covenanting  in  the  mortgage  drrd  for  payment  of  subscrip- 
tions, fines,  etc.,  and  afterwards  marry,  she  and  her  husband 
will  be  jointly  liable  during  the  coverture  upon  the  cove- 
nant. Hut  the  husband  will  not  remain  liable  after  the 
death  of  his  wife,  unless  he  administer  to  her  estate,  and  if 
she  survive  her  husband,  she  will  again  become  solely 
liable.-  Whether  the  husband  of  a  female  member  be- 
comes, innneiliatcly  upon  marriage,  a  member  of  the  asso- 
ciation, l)v  virtue  of  the  common  law,  or  only  after  he  has 
caused  the  investment  to  be  transferred  into  his  own  name 
(and  that  would  appear  a  sufficient  assertion  of  ownership 
to  make  the  shares  his),  or  otherwise  reduced  it  into  pos- 
session, is  said  by  an  English  writer  to  be  a  question  of 
some  difficulty,  and  appears  unsettled.^ 

.Ntat  lis  <»ri'xo<'iit<)r  and  Admiiiistratoi'orDoeoased  Mombor. 

,s  51.   An   executor  of  a  deceased  member  is  not,  ipso 
/ar/o,  a  member  of  the  association.'     If  he  be  enabled  to 

'  Co.    Liu.    351    a;    Richards   :'.  trator  of  an  investing  member  was 

Richards,  2  B.  &  .\d.  447  (453);   22  not  bound  by  that  rule,  as  not  be- 

Mn;;!.  C.  L.  Rep.  119.  ing  a  member,  nor  a  person  claim- 

■  ^        '  ■   .  is,    Law   of   Building,  ing  on  account  of  a  member.     Kel- 

etc.  '^,  17,=;.  sail  z'.  Tyler,  25  L.  J.,  Ex.  153;  20 

'  Ibid.  J.   p.    150;  II   Exch.  513;  26  L.  T. 

•  Such  I.-,  probably  the  conclusion  Rep.  226.     In  the  later  case,  a  simi. 

to   Jjc  «lrawn    from   the   only   two  lar  rule  being  in  force,  certain  fines 


.lsL-« 


-•!i  which   bear  ujion  this  que.s-  and  subscriptions  became  due  after 

11. .!!.  and  which  lx)th  arose  in  En-  the  death   of  a  member,   and  the 

:■'.  .■•■\      rinrl    these   are    seemingly  trustees  sued   his  administrator  in 

:ig.     In  the  earlier  case,  it  the   County   Court.     It   was  held, 

!.   that,   under  a  rule  that  under  the  evidence,   that  the   ad- 

..  matter  in  dispute  between  ministrator  was  a  member,  and  had 

Ihi!,   institution    and  any  member  been  treated  as  such  by  the  society, 

or  person  claiming  on  ac-  and,     accordingly,    a     prohibition 

.such  member,  shall  be  re-  went  to  the  County  Court  to   re- 

'  arbitrators,"  the  adminis-  strain  proceedings,  in  order  to  arrive 
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continue  his  testator's  contributions,  he  must,  it  seems,  also 
be  allowed  to  exercise  his  rights  and  be  bound  by  the  rules 
of  the  association.  But  membership  in  a  building  associa- 
tion is  so  much  in  the  nature  of  a  venture,  involving  so 
varied  a  class  of  engagements  on  the  part  of  the  person  em- 
barking upon  it,  and  carrying  with  it  so  large  an  element 
of  risk,  that  it  would  seem  scarcely  compatible  with  the 
policy  of  our  law  in  restricting  an  executor's  discretion, 
and  impressing  upon  him  the  character  of  a  trustee  bound 
to  great  care  in  the  administration  and  investment  of  his 
trust,  and  to  abstain  from  all  acts  and  relations,  in  his  fi- 
duciar}'  capacity,  imperilling,  even  to  a  comparatively  slight 
degree,  the  integrity  of  the  fund  in  his  hands  ;  that  the 
Court  having  supervision  over  him  would  scarcely  be  justi- 
fied in  countenancing  the  possibility  of  his  being  regarded 
as  a  member  of  the  association,  and  the  policy  by  which 
the  courts  are  governed,  in  this  country,  would  seem  to  for- 
bid a  doctrine  by  which  the  executor  would  stand,  ipso 
facto^  in  the  shoes  of  the  decedent,  as  to  all  the  rights  and 
liabilities  of  membership  in  building  associations.  The 
constitution  of  most  societies  of  this  kind,  and  many  of  the 
building  association  statutes,  contain  adequate  provisions 
for  the  contingfencv.  On  the  other  hand,  to  this  extent  an 
executor's  authority  would  unquestionably  go  :  he  would 
be  entitled  to  all  the  advantaircs  the  decedent  would  have 
had  upon  voluntary  withdrawal,  or  upon  repayment  by 
him,  in  advance  of  the  stipulated  time,  of  the  mone}'  loaned 
him  by  the  building  association.' 

at    a    settlement     by    arbitration.  Court     sale     of    the     mortgager's 

Knox  V.   Shepherd,  2   L.  T.  Rep.,  premises   for  the   payment   of  his 

N.  S.  3,51.     This  case  scarcely  can  debts,  it  was  held  that  the  building 

be  held  to  establish  any  doctrine,  association    could   claim  only    the 

as  it  is  strictly  .f«z,^^«tV7'5,  and  the  same  amount   as   if  the   borrower 

duty   to   submit   to   arbitration    is  ( decedent )  had  elected  to  ref)ay  the 

forced  upon  the  .society,  upon  the  loan   and   withdraw,    there    being 

ground  of  its  estoppel  to  deny  the  no  default  on  his  part.     The  mort- 

membership   of  the   administrator  gage  is  divested  under  the  policy  of 

whom  it  had  previously  treated  as  the    law,    and    the    money   repaid 

a  member.  under  its  compulsion.     Actus  /rs^is 

'  Thus,    too,     in    Penn.sylvania,  iieinincm  injtirial.     In  re  Snider's 

when  a  building  association  mort-  Estate,  34  Leg.  Int.  (Pa.)  49. 
gage  was  divested,  by  an  Orphan's 
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§  52.  If  thf  decedent  have  Ikcii  an  investor,  his  ex- 
ecutor is  boniul  to  Dh.serve  the  society's  rules  as  to  notice 
of  Iho  withdrawal  o(  funds.  If  lu' have  1)eeu  a  borrower 
from,  and  ilicd  a  debtor  to,  the  association,  his  executor  is 
undoubtedly  bound  to  comply  with  the  requirements  of  his 
obli«;ati(»n  as  to  ]xiyments,  etc.,  subject  to  the  riolit  of  pay- 
ment of  the  whole  debt  before  its  maturity,  if  such  existed 
in  the  decedent.  Hut,  even  in  the  ab.sence  of  legal  pro- 
vision uixm  the  subject,  the  buildiu";  as.sociation  should 
not  be  allowed  to  impose  any  fines  and  forfeitures,  without 
givintj  the  executor  at  lea.st  a  reasonable  time  to  acquaint 
himself  with  his  decedent's  estate,  and  get  funds  into  his 
hands  wherewith  to  make  the  required  payments.  The 
general  spirit  of  the  courts  is,  to  deal  most  gently  with 
those  who  represent  the  interests  of  decedents,  as  against 
those  who  have  claims  against  the  latter.' 

ji  ^;^.  Where  the  charter  of  a  building  association  pro- 
vided, that,  upon  the  death  of  a  stockholder,  his  heirs  or 
legal  representatives  might  continue  the  relation,  it  was 
held  that  the  right  to  membership  passed  to  the  heirs  or 
devisees  of  the  deceased  member,  and  not  to  his  personal 
representatives.^ 

Huihliiiu^   \>s((ci:ttion  Cannot  B<>c(>iii<'  a  ^Icnibcr  in  Another 
lliiiltliii;;  Assoiiat ion.    C'oi'iKH'at ions  as  SJoi'kJiohl<M*.s. 

|j  54.  Except  by  special  statute  authority,  it  would  ap- 
pear that  one  building  association  cannot  lawfully  become 
a  member  or  .shareholder  in  another.  This  seems  to  flow 
from  the  design  of  the  creation  of  building  associations,  to 
utilize  the  money  collected  in  small  sums,  so  as  to  do  most 

•In   the  case  of  a  beneficial  so-  tually   died    far  in   arrears;  it  was 
ciety,  wliere  the  charter  provided  held  thai  the  omission  to  have  the 
lh.ii   ihc-   SL-cretary  should   send  to  required  notice  served  was  not  ex- 
each  member  six  months  in  arrears,  cused,  and   that  the  society  could 
'i.it  he  would  be  stricken  off  not  exercise  the  power  of  expulsion 
unless  he  paid  up  in  thirty  without    notice   to    the    deceased. 
■i  ••■s;  and  a  penalty  was  also  pro-  Wachtel  v.  The  Noah  Widows'  and 
<'of  an  omission  to  give  Orphans'  Beneficial  Society,  11  N. 

ory  change  of  residence;  Y.  Weekly  Dig.  457. 

.ind   the  decedent,  besides  having  « Montgomery   Mutual  B.  and  L. 

failefl  to  notify  the  association  of  a  Association   v.    Robinson,    69  Ala. 

change  in   his  residence,  had   ac-  413. 


§  55-] 


MEMBERSHIP    IN    BUILDING   ASSOCIATIONS. 


45 


benefit  to  its  own  members,  and  such  members,  in  particu- 
lar, as  desire  to  build  or  possess  houses.  This  is  their 
public  duty,  and  the  source  of  their  privileges.'  And  a 
person,  whether  natural  or  artificial,  to  whom  privileges 
are  granted  by  the  Legislature,  is  bound,  upon  accepting 
the  same,  to  render  to  the  public  that  service,  the  perfiDrm- 
ance  of  which  was  the  inducement  to  the  grant.  It  is  be- 
cause of  such  obligation  to  render  ser\-ice  to  the  public, 
that  the  Legislature  has  power  to  make  the  grant ;  and 
whatever  act,  on  the  part  of  the  grantee,  tends  to  defeat 
the  accomplishment  of  the  object  contemplated  in  making 
it,  is  necessarily  unlawful. - 

Neither,  for  the  same  reasons,  ought  other  corporations 
to  be  permitted  to  hold  stock  in  building  associations,  or 
the  latter  allowed  to  admit  them  to  membership, — unless, 
at  least,  their  holdings  be  so  limited  as  to  remove  all  dan- 
ger of  their  interfering  with  the  proper  purposes  of  the 
society.  ■ 

A  Person  may  I$ocome  Member  3Iorely  to  Obtain  a  Loau. 

§  55.  A  person  may,  legitimately,  become  a  member 
for  the  mere  purpose  and  at  the  time  of  obtaining  a  loan.' 
He  has  a  perfect  right  to  become  a  stockholder,  and  if,  in 
consequence,  he  is  enabled  to  obtain  a  loan,  the  fact  that 
this  was  his  purpose  in  enrolling  himself  in  the  building 
association,  constitutes  no  objection  to  his  exercising  any 
and  all  of  the  privileges  conceded  and  appertaining  to  mem- 
bership therein.'  Nor  does  the  fact  that,  by  reason  of  an 
excessive  assumption  of  authority  on  the  part  of  the  build- 


'  See  Xortli  Aitiefica  Building 
Association  ?'.  Sutton,  35  Pa.  463  ; 
Butler  V.  Mut.  Aid,  L.  and  Investm. 
Co.,  (Ga.)  20  S.  E.  Rep.  loi,  and 
cases  ante,  'i  16,  note. 

*  Gordon  v.  Winchester  Building 
and  .Accumulation  Fund  A.ssocia- 
tion,  12  Bush  ( Ky.  jf,  iio.See  al.so 
Mills  Z'.  Salisbury  Building  and 
IvOan  .Association,  75  N.  C.  292  ; 
I.,athani  z'.  Washington  Building 
and  Loan  Association,  77  N.  C.  145  ; 
Martin  v.  Nashville  Building  Asso- 


ciation, 2  Cold.  (Tenn.)  418;  Me- 
chanics and  Working  Men's  Mutual 
Savings  Bank  and  Building  Assoc* 
I'.  Meriden  Agency  Co.,  24  Conn- 
159 ;  Same  v.  Wilcox,  lb.  147  ;  Peo- 
ple t:  Preston,  (N.  Y.)  35  N.  E. 
Rep.  979. 

•■'  Ottawa,  etc..  Association  v. 
I'reeman,  114  111.  182. 

'  .Mechanics  and  Working  Men's 
Mutual  Savings  Bank  and  Building 
.Association  Z'.  Wilcox  24  Conn. 
147. 
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,:.^  .issociation,  iiulicatini;  thr  terms  of  the  loan  made  to 
such  im-inbcr,  he  csca]>os  ihv  full  extent  of  the  obligation 
he  has  been  suUllcd  with,  afTecl  bis  riobts  or  liabilities  as 
a  stockholder.' 


§  5b.  There  is,  where  it  is  permitted  by  law  to  exist,  a 
class,  known  as  "depositors," — persons  who,  without  fully 
cnteriti);  the  circle  of  the  society's  membership,  and  becom- 
ing liable  to  all  its  duties,  and  sharing-  in  all  its  benefits, 
tise  its  treasury  as  a  savings  bank,  in  which  to  deposit, 
frt>in  lime  to  lime,  small  sums  of  money,  wdth  the  privilege 
of  drawing  ihem,  at  their  pleasure,  thereafter,  under  cer- 
tain restrictions,  and  with  the  addition  of  interest  at  a  cer- 
tain moderate  rate.-     These  people  are  not  properly  niem- 


'Ib. 

*  This  feature  is  a  popular  one  in 
Gennany  and  England,  and  seems 
to  Ik?  ^.lininji  jjround  in  this  coun- 
tr>'.  One  of  its  most  recent  mani- 
fi  in  nerniany  is  the  Penny 

^^  _  ;  stem,  which  is  explained 
by  Consul-Gcneral  Prank  K.  Mason, 
at  Piankfort  as  follows: 

"  The  jxruny  savings  bank  is  a  sep- 
arate defKirtment  of  the  Sparkasse 
and  was  created  in  1S82.  Its  object 
is  to  reach  the  humblest  class  of 
working  people,  who  have  no  time 
during  working  hours  to  go  to  a 
b-"'  •■  Ml  their  savings,  and  who 
I  ;  of  their  scanty  and  often 

uncertain  incomes,  can  not  safely 
1'     '  ''  'ves  to  deposit  a  stated 

s  i-k.     I'or  their  benefit 

the  following  plan  has  been  adopted, 
or  rather  "1  from  the  English 
«y*tcm.  .!ik   has  appointed 

in  different  parts  of  the  city  forty 
•'^  •  dly  grocers.druggists, 

V.    .1,  or  other  small  shop- 

keet»ers    whose  places  of  business 

during  the  entire  day 

To  these  agents  are 

i  quantitiesof  adhesive 

bout  the  size  and  form  of 


postage  stamps,  each  of  which  has  a 
value  of  ten  pfennigs,  or  about  two 
and  a  half  cents.  With  tliese  stamps 
are  issued  gratuitously  a  small 
numbered  book,  each  containing 
fourteen  leaves,  one  page  of  which 
is  divided  by  printed  lines  into 
twenty  squares  of  such  size  that  one 
ten-penny  stamp  may  be  readily 
pasted  within  each  square.  When 
the  squares  on  a  page  are  thus 
filled,  the  sheet  represents  a  value 
of  two  marks.  Any  person  desir- 
ing to  become  a  depositor  in  the 
Penny  Savings  Rank  goes  to  the 
nearest  agent,  gives  his  name,  ad- 
dress and  occupation,  and  receives 
one  of  these  books,  each  leaf  of 
which  bears  the  same  number  as 
that  on  tlie  cover.  The  would-be 
depositor  then  invests  his  spare 
pennies  in  savings  stamps,  which 
he  pastes  in  the  book  until  one  or 
more  pages  are  filled.  When  a 
page  is  thus  filled,  the  depositor 
brings  his  book  to  the  agent  who 
removes  the  leaf  and  sends  it  to 
the  Penny  Savings  Bank,  which 
enters  upon  its  register  the  number, 
name  and  address  of  the  depositor, 
and  issues  in  his  name  and  number 
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bers.  Their  legal  status  depends  largely  upon  the  con- 
struction of  statutory  pro\-isions,'  under  which  the  society 
may  or  may  not  have  the  right  to  take  their  money,  and 
according  to  which  in  any  case  the  safet)-  of  their  own  de- 
posits may  be  materially  imperilled."  Thus,  where  deposit- 
ors had  given  their  money  to  a  building  association  having 
no  power  to  borrow,  the  depositors  were  subsequently  held 
bound  by  the  rules  of  the  association  by  which  the  ad- 
vanced shareholders,  who  had  repaid  their  loans  and  ex- 
tinguished their  stock,  were  discharged  from  all  connec- 
tion with  the  society,  and  could  not,  consequently,  be 
called  upon  for  contribution  towards  the  payment  of  the 
society's  debts,  which  consisted  largely  in  balances  due 
these  depositors.^  On  the  other  hand,  where  an  associa- 
tion, without  authority  from  statute  or  by-laws,  had  re- 
ceived deposits  from  strangers,  and  had  become  insolvent,  it 
was  held  that  it  would  be  grossly  inequitable  and  unjust  to 
permit  the  members  of  the  association,  who  enjoyed  the 
benefit  of  the  deposits,  to  say  that  those  from  whom  the 
monev  was  recei\'ed  were  not  creditors  of  the  association, 

a  deposit  account  book,   which  is  estopped,  in  a  suit  by  the  associa- 

delivered  through  the  agent  to  the  tion  for  the  money  advanced,  from 

depositor.     The     process      is    now  denying  that  he  was,  in  fact  a  de- 

coniplete   and   in   working    order.  positor  therein:  Bates  v.    People's 

As  fast  as  pennies  are  saved  they  etc.,  Ass'n,  42  Ohio  St.  655. 

are    invested    at   the   neighboring  '-'  It    may    involve   the  power  of 

agent's    shop    in   savings  stamps,  borrowing;  as  to  which,   see  post, 

which  are  pasted  in  the  pass  Vjook.  'i'i    286,    et    seqq.      But    a    statute 

As  these  pages  are  filled  they  are  authorizing    building    associations 

detached    and  sent  to   the   bank,  to  receive  deposits  of  money  is  not 

which  keeps  the  account  and  at  in-  an  act  granting  "  banking  powers  " 

tervals  writes  it  in  the  dejwsit  book,  within  the  meaning  of  Ohio  Const., 

which  is  sent  in  for  that  purpose  Art.  xiii,  ^,  7:  l?ates  ?'.  People's,  etc.. 

Interest  is  paid  on  deposits  from  Ass'n,  supra,  following  Dearborn  z'. 

the  first  of  the  succeeding  month."  Northwest.   Sav.  Bank,  42  Ohio  St. 

This  system,   under  the  name  of  617. 

The  Nickel  .Savings  Stamp  System,  •'  This  ground  was  taken  in  addi- 

has  been  apjjlied  by  building  asso-  tion   to,  and  di.stinct  from  that  of 

ciations  in  Ohio:  see  Report  of  In-  ullra  znres.     In  re  Victoria  Perma- 

spect.  of  B.  A.,  1892,  pp.  51  et.seqq.  nent     Benefit     Building     Society, 

'  One  who  deposits  with  a  build-  Hill's  Case,  Jones's  Case,  L.  R.  9 

ing  association   for  the  purpose  of  Eq.  605;  39  L  J.,  Ch.  628;  18  W.  R. 

making  himself  eligible  as  a  bor-  967;  22  L.  T.,  N.  S.  777.     See  also 

rower,  and  who  receives  a  loan,  is  Criswell's  App.,  100  Pa.  488,  491. 
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aiul  acconlinj^ly  tlic\-  wore  declared  to  be  such,  and  their 
claims  to  l>e  payable  out  of  the  assets  ahead  of  the  claims 
of  members  as  such.' 


Slo*k-ln)t»U  IMim  ir\   ICvideiu-e  of  .^lenilxTship. 

5  s7  In  all  dealinirs  of  the  bnildin<>-  association  with 
its  members,  not  in  especial  contract  relations ;  in  stock 
|wymeiits,  exercise  of  the  elective  franchise,  participation 
in  dividends  upon  winding;  np,  etc.,  the  stock-book  is 
prima  facie  evidence  of  membership.-  The  corporation  is 
not  required  to  look  l)cyoud  it,  without  having  been  af- 
fected by  circumstances  calculated  to  put  it  upon  its  guard. 
As  between  two  claimants  of  the  stock,  the  question  is  one 
of  absolute  fact  :  Which  is  actually  the  holder  of  the 
shares  ?  Possession  of  the  certificates,  with  the  transfer 
endorsed  upon  them,  is  frequently,  in  such  cases,  the  de- 
cisive criterion.  Hut,  as  between  the  claimant  and  the 
building  as.sociation,  it  is  the  business  of  anyone,  desiring 
the  benefits  of  membership  in  it,  to  bring  himself  to  its 
notice,  to  acquire  his  proper  standing  and  recognition  as  a 
member,  by  procuring  the  stock  he  holds  to  be  placed  in 
his  name  upon  the  corporation's  books.  The  society  need 
not  beat  about  for  its  members  whenever  it  is  ready  to  dis- 
pen.se  .some  one  of  its  corporate  benefits  to  such  as  may  be 
entitled  to  them.  One  who  wishes  to  come  in  for  a  share, 
must  put  himself  in  a  position  to  be  remembered  by  the 
oflTiccrs  of  the  building  association,  when  they  consult  the 
corporation  book  to  ascertain  who  are  the  members,  by  at- 
tending to  it  that  his  name  shall  be  found  in  its  proper 
place.  If  he  be  legally  entitled  to  hold  the  stock,  he  may, 
in  a  proper  case,  require  its  transfer  to  his  name  on  the 
books,  or  else  have  his  action  for  damages  ag-ainst  the  so- 

'  Criswell's    App.,    supra.      The  '  Dobinson    v.    Hawks,    i6    Sim. 

charter,   a  special  act  of  assembly,  407;  12  L.  T.  Rep.  238;  39  Engl. 

receiving  of  deposits  Ch.  Rep.  406;  Bank  of  Commerce's 

i-rs.  These  strangers  Appeal,    73   Pa.    59;    Germantown 

above    referred  to  were  put   on  a  Union  Building  and  Savings  Fund 

depositors  who    were  Association  v.   Sendmayer,  50  Pa. 

67;  and_see  post.,  ??  470-471. 
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cietv,   for  their  refusal   to  permit  such  trausfer  when  pro- 
perly requested.' 

Society  Estopped  from  Deiiyiiia:  a  Person's  3Ieiubership. 

§  58.  The  building  association  may,  indeed,  put  itself 
in  a  position  where  it  will  be  estopped  from  denying  a 
person's  membership.  So,  where  it  continues  to  receive 
stock-payments  from  one  upon  whose  mortgage  it  has  sued 
and  issued  execution  to  collect,  making  the  whole  amount 
out  of  the  mortgaged  premises,  it  will  not  subsequently  be 
pennitted  to  deny  his  subsisting  membership.-  The  con- 
tinued acceptance  of  his  dues  as  a  member  indicates  that 
there  has  been  no  forfeiture  enforced,  but  that,  if  the  right 
to  put  it  in  operation  was  perfected  at  any  time,  it  was 
waived.  The  same  fact  precludes  the  theory  of  an  ap- 
propriation of  the  stock  to  the  mortgage  debt,  either  by  the 
member  or  b}-  the  association.  And,  having  led  him  into 
payments,  under  this  assumption,  of  which  the  association 
received  the  benefit,  it  cannot  after^vards  set  up  any  such 
forfeiture  or  appropriation  against  the  member  claiming  as 
such  against  the  corporation. 

§  59.  But  this  acceptance  of  payments  must  be  clearly 
the  act  of  the  association,  or  such  portion  of  it  as  can  bind 
the  whole.  Hence,  when  stock  payments  were  received  by 
only  two  of  twelve  directors,  from  one  whose  shares,  under 
the  rules,  were  forfeited,  and  this  acceptance  was,  at  the 
first  subsequent  board  meeting,  promptly  disavowed,  and 
the  money  returned,  no  claim  of  membership  could,  upon 
the  ground  of  the  acceptance  of  said  payment,  avoid  the 
forfeiture.^  Only  a  majority  of  the  directors  could  make  a 
contract  binding  upon  the  building  a.s.sociation.  A  lesser 
number  could  not  assume  to  do  so.  Their  act  might  be 
ratified  by  the  majority  ;  but  it  miglit  equally  be  repudiated, 
if  no  such  time  was  suffered  to  elapse,  or  circumstances  to 
arise,  as  could  give  the  other  party  equities  enough  to  en- 

'  .\s  to   all    matters   relatinjr    to  and    Sav.     Association     z'.    Black, 

stock,  see  post,  Ch.  xvii.  (Ind.)  35  N.  E.  Rep.  829. 

*  North   America  Building  Asso-  ^  Card  z'.  Carr,  i  C.  B.,  N.  S.   (87 

ciation    z:  Sutton,  35    Ta.   vSt.    463.  Kngl.  C.  L.  R. )  197;  26  L.  J.,  C.  P. 

See,  also,  Lime  City  Building,  Loan  1 13. 
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force  it,  in  spite  of  its  dclVcl  as  io  consent  i)n  the  part  of 
the  bniUliny:  association. 

Horrowrr  INtopprd  li  <»iii  I>«Mi.viii.u^  His  >l«MiibcM'sIiii>.  Kx- 
i'«<|>(i«>ii. 
J;  (>o.  Convcrseh  a  borrower  nia>-  become  estopped  from 
dcnyiu}^  that  is  he  a  int.inl)cr  of  a  certain  building  asso- 
ciation. Thus,  where  the  si^niiug  of  the  by-laws  was  made, 
by  the  charter,  a  requirement  in  order  to  membership,  and 
the  law  of  the  State  i^rohibited  building  as.sociations  from 
loaning  monev  to  any  but  members;^  the  execution  of  a 
bond,  ncccssarih  impK  ing  or  purporting  to  be  that  of  a 
member,  by  a  person  who  had  received  a  loan  from  the 
society,  without  ever  having  signed  the  by-laws,  was  held 
to  be  a  sufFicient  assent  to  them,  on  the  part  of  such  person, 
and  he  was  not  subsequently  permitted  to  deny  that  he  was 
a  member,  for  the  purpose  of  showing  that  the  loan  by  the 
association  was  i^//ra  vires,  and  could  not  be  enforced 
against  him.-  Yet,  where  the  acknowledgment,  or  matter 
relied  upon  to  estop  a  person  from  denying  relations  to  the 
building  as.sociation,  which  are  sought  to  be  made  the 
ground  of  claim  against  him,  has  arisen  from  demonstrable 
error  or  accident,  and  the  actual  state  of  facts  is  clearly 
shown  to  contradict  the  assumption,  the  estoppel  will  not 
take  place.  A  person,  not  being  a  member,  purchased  land 
from  a  building  a.ssociation,  and  mortgaged  it  to  the  same, 
to  secure  the  purchase  money.  The  mortgage,  which  was 
a  filled-up  printed  form,  prepared  by  the  society's  solicitor, 
recited  that  the  mortgagor  was  the  holder  of  eleven  shares. 

'  The  bunlen  of  showing  a  bor-  duced  no  other  ground  for  his  alle- 

rower's  non-compliance  with   any  gation  that  he  was  not  a  member ; 

charter  requisite  to  membership,  as  and  that  the  Court  intimates,  that, 

a  defense  to  his  mortgage,  is  upon  if  the  bond  had  been  given  with  a 

him:  Buihling.\ssociation  ?-.  Lyons,  view  to  a  fraudulent  evasion  of  the 

2  Kulp   (Pa.)   409;   Nicely's  Est.,  provision  of  the  statute  which  in- 

3  •''•  47-  hibits  loans  to  non-members,    the 
•  Howard  Mutual  Loan  and  Fund      defendant   might,    probably,   show 

•tion   z:    Mclntire,   3    Allen  such    fraud    in   his    defence.     See 

'71.     It  is  proper  to  add,  also,  as  supporting  the  text:  Parker 

>rrower,  in  this  case,  re-  v.    U.    S.,  etc..   Association,    19  W. 

lied  entirely  upon  the  fact  of  his  not  Va.  744. 
having  signed  the  by-laws,  and  pro- 
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In  point  of  fact,  he  had  never  applied  for  any  shares,  never 
held  any,  never  been  treated  b}-  the  society'  as  a  share- 
holder. He  did  not  read  over  the  mortgage,  nor  were  its 
contents  explained  to  him  prior  to  execution.'  The  build- 
ing association  having  been  ordered  to  be  wound  up,  he 
was  placed  on  the  list  of  contributories.  But  it  was  held, 
that,  as  the  recital  was  incorrect,  and  as  he  was  ignorant  of 
its  existence  at  the  time  he  executed  the  mortgage,  he  was 
not  liable  as  a  contributory.- 

Terniiiiation  of  3Ieinber.ship. 

§  61.  The  relation  of  membership  in  a  building  associa- 
tion, with  all  its  attendant  rights  and  liabilities,  is  ter- 
minated :  (i)  by  the  death  of  the  member ;  (2)  by  transfer 
of  the  shares  held  by  him  to  another  party  stepping  into 
his  shoes ;  (3)  by  voluntar}''  withdrawal  in  accordance  with 
the  provisions  of  the  statute,  charter,  and  by-laws  govern- 
ing the  association,  or  in  pursuance  of  some  special  arrange- 
ment or  composition,  or  by  application  of  the  value  of  his 
shares  to  his  debt,  if  he  be  a  borrower  ;  (4)  b}'  forfeiture  of 
membership,  in  the  manner  and  for  the  causes  set  forth  in 
the  rules  of  the  society ;  (5)  b\-  the  dissolution,  or  what 
amounts  to  dissolution,  of  the  society,  and  by  the  expiration 
of  the  series  in  which  the  member's  stock  stood  ;  (6)  in  case 
the  member  has  become  a  borrower,  by  the  terms  of  his 
contract  with  the  association,  if  they  warrant  and  contem- 
plate such  a  conclusion. 

All  these  points,  so  far  as  they  require  elucidation,  will 
receive  it  under  the  proper  heads. 

'  One  who  can,  but  floes  not,  read  equity:     Buildincj     Association    v. 

an   instrument  put   before  him  for  Lyons,  2  Kulp  (Pa.)  409. 

execution,  or  one  who  cannot  read,  2  victoria      Permanent      Benefit 

but  does  not  ask  to  have  it  read  to  Building  Investment  and  Freehold 

him   and    exjjlained,    is  guilty    of  Land   Societ}-  of  Birmingham  and 

supine     negligence,    which  is   not  the    Midland     Counties,    Epsom's 

the  subject  of  protection  at  law  or  Case,  22  L.  T.,  N.  S.  855  ;  18  \V.  R. 

565  ;  L.  R.  9  Eq.  597- 
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l>irii;s  ol"  MKM15HRS. 

{  63.  0»>e«lience  to  rules  and  assent  to  lawful  corporate  acts. 

)  6v   Hulifs  of  uumuIhts  as  to  st(>ck-])aynients. 

!  CvV   No  Mt.soluU-   liability  for  stock-payments  until  the  whole  capital 

8ul)scrihe<l.     Kxception. 
t  05.  Sx-ietv  may  maintain  assumpsit  for  dues,  without  notice. 
I  66.   Lien  on  slock  for  arrears,  etc. 

i  67.  Borrower's  liability  upon  his  oblij^ation  after  repayment  of  loan. 
i  70.  Liability  for  dues,  etc.,  not  susjiended  by  entry  of  suit. 
{  71.  Liability  to  fines  ini]i()Sfil  on  default. 
i  72.   Forfeitures. 

I  76.  Duty  of  members  to  render  i)ersonal  services. 
'  --     Duty  of  members  to  contribute /»/vj  rahi  to  losses  and  expenses  of 

society. 
t  78.  Members  cannot  withdraw  to  evade  liability  to  contribute. 
I  79.  Liability  to  contribute  not  affected  by  taking  loan. 
I  81.  Termination  of  liability  to  contribute. 
\  83.  Personal  liability  of  stockholders  for  debts  of  society. 
J  84.  Corporate  property  may  be  followed  into  hands  of  stockholders. 

Olu'duiu*'  to  IJiilcs  and  A.s.soiit  to  Luwlul  Corporate  Act.s. 

^  62.  The  relation  of  iiiembersliip  in  a  building  associa- 
tion involves  certain  reciprocal  rights  and  obligations,  as 
between  the  individual  and  the  society.  The  person  enter- 
ing its  circle  is,  in  many  cases,  required  to  subscribe  to  the 
constitution  and  by-laws,  in  token  of  his  submission  to  their 
requirements.  But,  independently  of  such  formality,  the 
law  imposes  upon  him,  as  a  duty  springing  from  an  implied 
but  binding  contract,  obedience  to  the  rules  of  the  asso- 
ciation ;  not  only  to  such  as  exist  at  the  time  of  his  recep- 
tion into  it,  but  also  to  all  such  other  rules,  by-laws,  and 
orders  as  may,  at  any  future  time,  be  lawfully  established. 
As  to  such  regulations,  as  w^ell  as  all  lawful  acts  of  the 
.society,  the  law  presinnes  the  assent  of  every  individual 
member.'  Every  member  also  owes  the  society  his  per- 
sonal services. 

l>ul  V  ol  .>l«iiibc'r.s  as  to  Stock- Payments. 

§  63.  The  whole  prosperity-  of  the  enterprise  involved 
in   the   building   a.s.sociation    scheme,    depends   upon    the 
'  .\Dgell  and  Ames,  Corp.,  ?  499  ;  Field,  Corp.,  ^  226. 


§  63.]  DUTIES   OF    MEMBERS.  53 

prompt  fulfillment  of  the  members'  undertakings  with  re- 
gard to  stock-payments.  This  undertaking  is  absolute  in 
its  obligation  upon  the  member,  and  ceases  only  with  his 
cessation  from  membership,  or  the  determination  of  the 
society.  Nothing  short  of  fraud  or  misrepresentation,  on 
the  part  of  the  association,  can  relieve  him  of  the  binding 
force  of  his  undertaking.^  The  misbehavior  of  other  mem- 
bers, their  refusal  to  live  up  to  their  engagements,  their 
persistent  and  deliberate  default  in  the  payment  of  dues, 
will  not  justify  similar  action  on  the  part  of  any  particular 
one,  nor  relieve  him  of  his  liability  to  the  association  for 
his  stipulated  stock-payments.'  Nor  will  the  failure  of  the 
proper  officer  of  the  society  to  apply  to  him  for  his  dues  in 
accordance  with  the  rules  excuse  default  in  their  payment,^ 
Moreover,  the  duty  to  make  stock-payments  involves  the 
duty  to  make  them  in  the  manner,  to  the  person  and  at  the 
time  and  place  pointed  out  by  the  constitution  or  by-laws. 
They  must,  therefore,  be  made  in  cash  ;  '  and,  if  required 
by  the  constitution  to  be  made  at  regular  stated  meetings, 
they  will  not  be  valid  or  binding  upon  the  association  if 
made  at  another  time  or  place  and  embezzled  b}-  the  person 
to    whom    made,-' — unless   a  contrary   practice    has    been 

'  Representations  by  officers  of  the  ^  Thompson,  B.  A. ,  63,  cit.  Taylor 

association   as   to   the   time    when  z'.  Collins,  46  L.  T.  Rep.,  N.  vS.,  168. 

shares  would  mature,  are  mere  mat-  ■■  People's  B.  and   L.  Association 

ters  of  opinion   and   do   not   con-  v.  Wroth,  43  N.  J.  L.   70  ;  Mutual 

stitute  such   fratid  or  misrepresen-  B.  and   L.  Ass'n  z-.  Hammel,  id.  71 ; 

tation  as  will  vitiate  the  contract  of  Mueller  v.  Cohen,  (Cin.  vSuper.  Ct. ) 

membership  induced  by  them:  See  27  Ohio  L.  J.  353. 

Hammerslough  z'.  Kansas  City  B.,  'Morrow   v.    James,    4   Mackey, 

L.,    etc..    Association,  79   Mo.    80;  (D.  C. )  59,  and  see  Schutte  ?'.  Cali- 

Lake  Z'.  Security,  etc  ,  Association,  fornia    B.    and    L.  Association,    146 

72  Ala.  207  ;  Joiinston  i\  ElizaVjeth  Pa.  324,  wh'^re,  in  a  suit  by  a  with- 

B.  and  I..  Association,  104  Pa.  394,  drawing   nienil)er    a.t^ainst   the   so- 

— whether    those     representations  ciety,  the  latter's  defence  that  the 

were   made   orally   or   by   way    of  plaintiff's  stock-payments,  not  hav- 

circular  :     Quincy   B.   and  L.  Asso-  in>^  been  made  at  rej^ular  meetings 

ciation  v.  Winget,   29  111.  App.  173,  and  subsequently  embezzled  by  the 

affirmed    in  Winget  v.   Quincy   B.  secretary,    where  mispayments  was 

and   L.  Ass'n,    128  111.  67;  21  N.  K.  di.sallowed  on  the  ground  that  there 

Rep.  12.  was  notliing  in  the  constitution  or 

•^  See  Hoboken  Building  Associa-  by-laws  to  limit  the  payments  to  the 

tion  V.  Martin,  13  N.  J.  Eq.  428.  See,  time  of  the  meetings, 
however,  post,  H  522-534. 
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ihlishctl  in  the  ;tssociation.'  vSo,  loo,  payments  to  the 
secretary,  instead  of  to  the  treasurer,  as  reiiuired  by  the  by- 
laws, will  not  biiul  the  soeiety, — thou.uh  a  director  who  has 
concurred  in  irealinj;-  them  as  kiwful  payments  and  their 
cndKVzlenient  as  the  loss  of  the  association  rather  than  of 
the  individuals  who  made  the  payments  will  be  estopped 
from  disputini,^  his  liability  to  contribute  to,  or  bear  his 
share  i>f.  the  eonunou  losses  in  part  so  made  up." 

N«i  Ahsoliilr  Liability  for  Slock-Payinents  iiiiti]  the  Whole 
(  .ipHal  Siil»s«iiluMl.     IOx«'<*p<><»'>- 

;>  04.  Tile  absolute  liability  to  make  stock-payments, 
however,  docs  not  arise  until,  where  the  amount  of  the 
capital  stock  is  fixed  and  the  number  of  shares  ascertained 
by  the  charter,  the  whole  capital  stock  has  been  taken.^  It 
is  to  be  presumed  that  the  entire  amount  fixed  is  necessary 
for  the  successful  prosecution  of  the  business  for  which  the 
association  is  incorporated,  and  the  subscriptions  are  made 
upon  this  implied  understanding;,  being  considered,  to  that 
extent,  as  conditional.  Yet  it  is  a  condition  which  the 
subscribers  may  waive,  and,  with  their  consent,  the  company 
may  not  only  organize,  but  do  all  other  things  incident  to, 
and  necessary  for,  the  particular  business  for  which  it  was 
formed.  And  this  waiver  may  be  either  express,  or  im- 
])lied  from  the  acts  and  declarations  of  the  members.  If, 
knowing  the  whole  capital  stock  has  not  been  taken,  they 
attend  the  meetings  of  the  company,  co-operate  in  the  votes 
for  expenditure  of  money,  for  the  purchase  of  property,  for 
the  making  of  contracts,  and  other  acts  which  could  only 
proiK-rly  be  done  upon  the  assumption  that  the  subscribers 
intended  to  proceed  with  the  stock  taken  up,  they  will  be- 
come affected  with  all  the  liabilities  of  membership,  and 
estopped  from  setting  up  the  irregularity  as  against  their 
cnf.,rcc-nient.'     This  rule  can  only  protect  and  relieve  from 

Tfion  V.  Cole,  6  W.  R.  17.  ^  See  case  in  precediiij^  note,  and 

lie  ?.'.  Sanders,  20  D.  C.  455;  Hager  z'.  Cleveland  and  Bassett,  36 

I,.  Rep.  277.  Md.  476  (491 ),  cit.  Cabot  and  West 

■  1.     et     al.,      Receivers  Springfield  Bridge  Co.  &.  Chapin  et 

Mutual     Land      and  al.,  6  Cush.  (Mass. )  50,  373  ;  Garrett 

'   Association  v.  Dorsey,  48  v.  Dillsburg  and  Meclianicsburg  R. 

•"'»--»^^'-  R.    Co.,    78   Pa.   465.     The  recog- 
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the  dut}'  of  pa}-ment  subscribers  who,  in  good  faith,  ob- 
jected to  the  organization  of  the  company,  when  all  its 
capital  stock,  which  was  necessary  to  the  enterprise,  had 
not,  in  fact,  been  taken ;  but  it  was  never  intended,  and 
courts  will  not  permit  it,  to  be  used  as  an  instrument  of 
fraud,  but  will  enforce  upon  such  members,  as  consented  to 
going  on  with  the  incomplete  subscriptions,  all  the  duties 
and  liabilities  of  membership  in  a  properly  organized  asso- 
ciation. 

Society  may  ^laintaiii  Assumpsit  for  Dues,  Without  Notice. 

§  65.  The  association  may  maintain  an  action  of  as- 
swnpsit  against  a  member  for  his  dues.'  Nor  is  it  necessary, 
in  order  to  perfect  this  right,  that  the  society  give  notice 
to  the  delinquent  member  of  the  fact  that  his  payment  is 
due,  unless  such  notice  be  required  by  the  rules.-  A 
statutory  direction  to  corporations  generally,  to  give  notice 
to  members  of  calls  upon  subscriptions,  does  not  apply  to  a 
corporation,  under  the  b\--laws  of  which  the  subscribers  to 
its  stock  are  under  a  continuing  requirement  to  pay  a 
periodical  instalment  of  a  fixed  amount  on  each  share. 
Hence  it  has  no  application  to  a  building  association.^ 

Lien  on  Stock  for  Arrears,  etc. 

§  66.  The  statutes  of  the  various  States  regulating  build- 
ing associations,  generally  give  them  a  lien  upon  the  de- 
faulting member's  shares  for  the  amount  of  the  unpaid  in- 
stalments and  other  charges  and  lialnlities  of  membership, 
or  else  such  lien  is  reserved  to  the  association  by  its  consti- 
tution or  by-laws.  Under  such  provisions,  a  member  who 
is   in   arrears,  has  no  right  to  witlidraw  '  from  the  society, 


nition  of  the  society's  proper  exist- 
ence by  a  person,  j^vinjj  it  his  note, 
etc.,  in  its  corporate  name,  isalsoa 
waiver  of  the  above  defect.  Massey 
V.  The  Citizens'  Ruildinj^  and  vSav- 
inf^s  Association  of  Paola,  22  Kas. 
624. 

'  Huildinj^  .Association  v.  Kribs, 
7  Leg.  and  Ins.  Rep.  (Pa.)  21  ;  and 
see  ca.se  in  following  note. 

'Morrison,  et  al.,  Rec'rs  Chesa- 


peake .Mutual  Land  and  Building 
Association  v.  Dorse}-,  48  Md.  461. 

:'  lb.,  holding  the  .\ct  of  1868,  Ch. 
471,  i!  65,  inapplicable  to  building 
associations. 

^  McGrath  v.  Hamilton  Savings 
and  Loan  Association,  44  Pa.  383  ; 
Watkins  v.  Workingmen's  Build- 
ing and  Loan  Association,  97  Pa. 
514  ;  Anderson  B.  etc.,  Association 
V.  Thompson,  88  Ind.  405  ;  Hawk- 
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or  to  reduce  his  stock  and  (kiiiaml  a  new  certificate  for  a 
less  number  of  shares,'  nor  can  he  properly  and  freely 
transfer  Ins  shares  until  he  has  become  ''clear  of  the 
lxx)ks;"*  and  if  he  pledj^es  to  another  shares  upon  which 
the  association  has  a  lien,  the  latter  will  have  priority  to 
the  riijhts  of  the  pled.i^es.^  The  ri«;ht  of  lien,  however, 
rests  upon  statute,  or  upon  agreement,  and  not  upon  com- 
mon law.* 

lioirowrr's    l.i:il»ili(v   upon    His   Oblii^ratioii,  after  Rcpay- 
iiK'iil  of  l.oaii. 

§  67.  If  the  member  be  at  the  same  time  a  borrower, 
his  bond  or  mortgage,  even  after  satisfaction  or  payment  of 
the  amount  loaned,  or  .stipulated  to  be  repaid,  and  interest, 
remains  as  a  .security  for  the  faithful  performance  of  his 
duties  as  a  member,  such  being  part  of  the  condition  of  the 
obligation,  and  may  be  used  to  enforce  the  further  pay- 
ment of  his  monthly  dues  and  other  charges.''  Any  previ- 
ous liability,  due  or  to  become  due,  may  be  included  in  a 
mortgage  given  for  a  present  advance,  and  as  one  of  the 
terms  on  which  the  adv^ance  is  made.  The  agreement, 
then,  by  the  borrower,  to  pay  monthly  dues,  embraces  a 
previously  existing,  lawful  debt,  and  may,  as  well  at  law  as 
in  equity,  be  secured  b\-  a  mortgage  given  for  a  present  ad- 


eye  Benefit  and  Loan  Association 
r'.  Blackhurn.  4S  Iowa,  3S5,  and  see 
post,  i  475. 

'  Fulton  r'.  American  B  and  L 
Association.  ( Minn.  I  48  N.  W. 
Rep.  7S1;  Eaton  Z'.  American  B. 
and  I.  .\ssociation,  47  Minn  236, 
49  N.  \V.  Rep.  .%5, 

»  See  ixjst.  ?  475 

'  S<^K-ii'l«'  Canadienne-rran(;aise 
«lc   Construction  D.iveluy,     20 

Can.  S.  C.  449. 

•  I  Morawet/.  I'.  C.  i,  201  ;  Bank 
;.  bhouM:.  102  Pa.  488.  492;  Field 
Coq).,  J  310,  cit.  Union  Bank  <-. 
I-ainl.  2  Wheat.  2>9'j'<  Rogers  i'. 
Huntinxton  Bank.  13  S  &  R.  (Pa.) 
77;  Grant  v.  Mechanics'  Bank,  15 
Id.  140;  Sewall  v.  Lancaster  Bank, 
""  '■'    2Hs;  I'tica  Bank  v.  Smalley, 


2  Cow.  ( N.  Y. )  770;  Steamship 
Dock  Co.  r.  Heron,  52  Pa.  St.  280. 
In  Thirty-first  Street  B.  and  I,. 
Association  z'.  Wetherell,  43  111. 
App.  509,  it  was  held  that  a  by- 
law providing  that  no  share  shall 
be  tran>ferred  while  any  debt,  pen- 
alty or  due  of  any  kind  against  the 
owner  thereof  remains  unpaid, 
creates  a  lien  in  favor  of  the  asso- 
ciation as  against  the  shareholder, 
and  that  the  latter's  assignee  in  in- 
solvency takes  the  shares  subject 
to  such  lien. 

^  Everham  r'.  Oriental  Saving 
and  Loan  A.ssociation,  47  Pa  352. 
This  case  arose  prior  to  1859,  and 
its  policy  expands  with  the  act  of 
that  year. 
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vance.'  The  repayment  of  the  sum  borrowed,  therefore,  or, 
to  use  a  phrase  more  universally  applicable  to  all  kinds  of 
schemes  by  which  the  loan  of  money  in  building  associa- 
tions is  disguised — the  indemnification  of  the  society  for 
the  use  of  the  money,  according  to  the  undertaking  of  the 
morteaee,  does  not  entirely  satisfy  all  its  conditions.  It 
remains  a  subsisting  security  in  the  hands  of  the  associa- 
tion, and  may  be  sued  upon  to  enforce  the  remaining  stipu- 
lations relating  to  stock-payments,  etc. 

§  68.  In  like  manner,  where  the  amount  due  upon  a 
mortgage  has  been  fixed,  by  a  decree  of  Court,  in  a  suit  to 
foreclose,  upon  default  in  the  payment  of  instalments,  etc., 
and  an  order  of  sale  has  passed,  whilst  the  mortgagor,  as- 
serting his  right  to  redeem  before  actual  sale,  by  paying 
the  amount  judicialh-  ascertained,  may  stop  the  sale  of  the 
property,  the  decree  will  stand  as  a  security  for  future  in- 
stalments and  liabilities.- 

§  69.  In  England,  the  same  principle  is  enforced  and 
strikingly  illustrated.  The  estimated  probable  duration  of 
a  building  association  was  thirteen  years.  An  advanced 
member  was  held  entitled  to  redeem  on  payment  of  his 
subscriptions  (the  mortgage  being  given  to  secure  sucli) 
to  the  end  of  the  thirteen  years,  although  he  was  still 
liable  to  pay  subscriptions  until  the  fixed  value  of  each 
share  was  realized  for  every  member.^  And,  in  a  similar 
case,  the  same  principle  was  re-asserted,  with  this  peculiar 
feature,  that  the  borrower,  who  was  allowed  to  redeem, 
was,  notwithstanding  the  redemption,  held  liable  to  con- 
tinue his  subscriptions  beyond  the  thirteen  years,  which 
period  proved  insufficient  to  bring  the  shares  up  to  the 
fixed  value,  upon  reaching  which  the  society  was  to  ter- 
minate.'    The  securities  in  these  cases  were  vacated,  under 

'  lb.  ^  Sparrow    <•.    Farmer,    26    Beav. 

''  Robertson     i\     The    American  511;  5  Jur.,  X.  S.  530;  2<S  L.  J.,  Ch. 

Homestead    Association,     10     31(1.  537;  33  L.  T.  216;  S.  P.,  Handley  v. 

397;  Ilaj^erman  z' .  The  Ohio  Build-  I'armer,  29  Beav.  362. 

inf(    and    Savinj^s    .Association,    25  '  I-'armer   :'.    vSmith,  4  II.  and  X. 

Ohio  St    1.S6;  Risk  v.  The  Delphos  196;  5  Jur.,   X.  S.  533,  n.;  28  L.  J. 

Building  and   Savings  Association,  Hxch.  226. 
31  Ohio  St.  517. 
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the  svstcni  ill  practice  in  ICnj^laml  ;  but  the  covenants  in 
the  niortj^aijc  deeds  were  held  to  extend  to  payments  as 
just  indicated,  and  niiiiht  be  sned  npon.' 

I.iiihilit>  iMi    l>ius.  «(r.,  not  Siis|><'inl<'<l  b.v  ICiil  ry  of  Suit. 

§  70.  'VUv  brinj^inj;  of  snil  by  the  l)nikling-  association 
ajjainst  a  member  dt)es  not  relieve  the  latter  from  continu- 
ini4  Ids  payments,  or,  upon  nej^leet  to  do  so,  from  exposing 
liimself  to  the  penalties  resulting  therefrom  under  the  rules 
of  the  society. - 

LlaJ»ilit\  to  I'iiies  Iiii|)os«m1  on  Delault. 

§  71.  The  most  usual  and  effective  method,  however, 
of  securing  punctuality  on  the  part  of  the  mendDcrs  in  the 
discharge  of  their,  for  the  purposes  of  the  association,  most 
important  duty,  the  regular  payment  of  their  subscriptions, 
is  the  svstem  of  fines  and  forfeitures  which  these  societies 
have  adopted.  The  authority  given  them  to  impose  these 
penalties,  carries  with  it  a  corresponding  liability,  on  the 
part  of  the  membens,  to  submit  to  their  imposition,  from 
which  the>-  cannot  escape.  The  subject  of  fines  in  build- 
ing a.ssociations  is  one  of  such  importance,  and  has  given 
ri.se  to  so  much  litigation,  that  it  will  be  considered  at 
length  in  a  subsequent  chapter.^ 

l"<»rlVi(  uiM's  of  Stock  and  31<'iiibersliii). 

ii  72.  Where  the  imposition  of  fines,  for  default  in  pay- 
ments, proves  miavailing  to  secure  a  member's  faithful  ob- 
servance of  his  duties,  he  may  become  liable  to  forfeiture 
of  liis  membership  in  the  society.  The  continued  and  re- 
peated neglect  of  subscribers  to  live  up  to  their  under- 
takings, will    it  may  readily  be  understood,  have  the  ten- 

'  Similarly,  it  was  held  in  Ivver-  of  his  mortgage,  while  the  personal 
man  i-  Schmidt,  24  Bull.  56,  cited  liability  to  share  in  the  losses  con- 
in  Thompsfin,   B.  A.,  p    89,  that,  tinned. 

where  •'  •       -  Htions  of  a  borrow-  2  vSee  German  Fair  Hill  Building 

er's    i:.                 liad   been    wholly  Association  v.    Metzger,  3    \V.    N. 

fulfillefl   while  the  association  was  ( Pa  )    204:    Union   Building   Loan 

'     ■    '-tion  asa  going  con-  Association  t^.   Masonic  Hall  Asso- 

re  being    placed    in  ciation,  29  N.  J.  Eq.  389. 

Uie  hands  of  a  receiver,   the  bor-  3  See  post,  ch.  xv. 
rower  was  entitled  to  cancellation 
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dency  to  frustrate,  to  a  large  extent,  the  design  of  the  or- 
ganization, which,  though  it  may  be,  in  a  measure,  made 
whole  by  the  ultimate  payment  of  what  the  member  owes, 
together  with  the  fines  accruing  against  him,  will  be  sub- 
ject to  a  variety  of  embarrassments,  arising  from  the  irregu- 
larity of  its  revenues,  and  the  complicated  and  long-winded 
accounts,  the  keeping  of  which  will  become  necessary  by 
reason  of  such  irregularities,  and  which,  the  society  being 
for  the  most  part  composed  of  men  who  have  all  to  do  they 
can  do  to  follow,  with  success,  their  daily  avocations,  will 
make  intolerable  calls  upon  their  time  and  inexperience, 
for  the  purpose  of  avoiding  disastrous  confusion.  Besides 
this,  the  societies  are  generally  required  to  make  to  the 
State  an  annual  statement  of  their  assets  and  the  value  of 
their  shares,  for  the  purpose  of  taxation  or  for  other  purposes. 
The  difficulties  in  the  way  of  this  are  almost  insuperable, 
when  frequent  and  long-continued  defaults  are  allowed. 
The  rules  of  every  society,  therefore,  establish  a  limit,  be- 
yond which  indulgence  cannot  be  claimed  by  derelict 
members,  b}-  providing  for  the  forfeiture  of  their  shares, 
when  that  limit  is  exceeded,  and  such  rules,  not  imposing 
too  short  a  period  of  grace,  have  expressly,  upon  general 
principles  of  law,  been  held  reasonable  and  within  the  legal 
power  of  building  associations.* 

§  ']2,-  Gross  impropriety  of  conduct,  on  the  part  of  a 
member,  may  also  become  the  ground  of  forfeiture,  when  it 
is  specifically  and  distinctly  set  forth  as  such  in  the  charter 
or  bv-laws,  or  for  which  he  is  indictable  bv  the  laws  of  the 
land.- 

^  74.  It  is  necessary  that  the  causes  of  forfeiture  should 
be  distincth'  defined  by  by-law.^  Forfeitures  are  not 
favored,  and  must   be   created  b\  unambiguous  language. 

'  Card  V.  Carr,   i  C.  B.,  N.  S.  (87  ciation  of  Brotherly  Unity,  lb.  i^gg; 

Engl.  C.  L.  R. )  197;  26  L.  J.,  C.  P.  Germantowii   P.    Ry    Co.  v.  Filler, 

113.  60  Pa.  124. 

*  See  Angell  and  Ames,  Corp.,  J.?  'Occidental    B.  ami    I,.    Associa- 

412-417,  and  opinion  of  Tilghnian,  tion     v.     Sullivan,    62     Cal.    394. 

C.  J.,  in  Commonwealth  i'.  St.  Pat-  Under  a  rule  creating  a  liability  to 

rick  Society,  2  P.inn.  (Pa.)  441.  forfeiture  u])on  six  months'  arrear- 

'  Butchers'     Beneficial     Associa-  age,  a  member  who  falls  in  arrears 

tion,  38   Pa.    298;  Beneficial   Asso-  five  months  and  then  pays  up  for 
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In  cnforoiuK'  llu'in,  the  iiK-tluul  prescribed  must  be  followed 
exactly.'  .\ml  so  must  all  the  requireuieuts  as  to  the  sub- 
.stHiueut  disposition  of  tlie  slock  forfeited.  If,  for  instance, 
ihc  ix)\vcr  to  sell  it  in  order  to  reimburse  the  association 
bo  improperly  and  defectively  exercised  by  it,  the  member 
will  have  an  action  a»;ainst  the  same  for  conversion  of  his 
stock,  or  in  the  nature  of  an  action  upon  the  case."  A  for- 
feiture dul>  authorized  and  enforced,  will  not  be  relieved 
ajjainst  bv  the  courts,  when  brought  about  by  the  mem- 
ber's willful  ne«^lect  t)f  his  duties.''  Unless  required  by 
statute,  charter  or  by-law,  no  notice  to  the  delinquent  is 
nccessarv  before  declarinji^  it.'  But  forfeiture  never  takes 
place,  until  declared  aj^ainst  a  member  by  the  society  or 
its  competent  officers.'"  Hence  its  enforcement  is,  at  all 
times,  at  the  option  of  its  directors,"  and  may  be  waived,  by 
implication,  by  the  society  or  its  officers,"  and  is  to  be  re- 
jjarded  as  so  waived  by  a  continued  acceptance  of  dues, 
after  the  cause  of  forfeiture  has  accrued,  without  any  vote 
on  the  part  of  the  board  of  directors  declaring  either  the 
forfeiture  or  its  waiver.'* 

jj  75.  Forfeiture  of  stock  is  necessarily  forfeiture  of 
membership,  and  vice  versa  ;  and  when  it  takes  place,  the 
obli^^ation  to  continue  the  payment  of  dues,  the  consequence 
and  necessary  incident  of  membership,  is  at  an  end."  And 
so,  of  course,  is  the  interest  of  the  former  member  in  the 

every  succeeding  month  is  not  *  Freeman  f.  Ottawa,  etc.,  Asso- 
liable  to  have  his  stock  forfeited;  ciation,  114  111.  182. 
I>ecause  the  dues  becoming  pay-  'Ibid.:  "he  had  notice  by  the 
able  from  month  to  month  consti-  fact  of  his  default:  "  p.  184. 
tute,  each,  a  separate  debt  to  the  •''Watkinsi'.Workingnien's  Build- 
society:  Huilrling  Association  v.  ing  Association,  97  Pa.  514;  Reg.  z^ 
Hopple,  12  W.  N   (Pa.)  222.  D'Eyncourt,   116  Engl.  C.  L.  Rep. 

'  See  Wachtel  :■.  The  Noah  Wid-  (4  Best  and  Smith)  820. 

ows'  and   Orphans'    Beneficial   So-  «  Moore  v.   Rawlins,  6  C.   B.,  N. 

ciety.    II   N.   Y.   Weekly  Dig.  457;  S.  289. 

^'                i-alth     V.     Pennsylvania  '  North     America     Building   As- 

B*.-- Institution,  2  S.  and  R.  sociation  v.  vSutton,  35  Pa.  463. 

141;  Commonwealth  r.  German  So-  »  Lime  City   B.,  L.   and   S.  Asso- 

ciety.  15  Pa.  251;  Diligent  Fire  Co.  ciation   v.    Black,    (Ind.  )35N.  E. 

V.  Commonwealth,  75  Id.  291.  Rep.  829;  North   America  B.  A.  v. 

*  Allen   V.    American    B.    and  L.  vSutton,  supra.     See  supra,  I  58. 

Ajsociation,  (Minn. )  52  N.  W.  Rep.  »  McCahan  v.  Columbian   Build- 

' '  ■  ing  Association,  40  Md.  226. 
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assets  of  the  association.^  Consequently  it  has  been  held, 
that,  where  a  member  had  borrowed  money  from  the  asso- 
ciation, giving  it  his  notes  for  repayment,  and  subsequently 
defaulted  upon  his  dues,  by  reason  of  which  default  his 
stock  was  forfeited,  he  could  not  defend  a  suit  upon  his 
notes  on  the  ground  that  the  association  had  retired  the  out- 
standing valid  stock.-'  "  If  his  stock,"  says  the  court,  "  has 
been  forfeited  for  nonpayment  of  dues,  he  no  longer  has 
any  interest  in  the  assets  of  the  association.  Such  assets 
belong  to  those  who  kept  their  stock  alive  by  the  payment 
of  their  dues,  and  for  the  purpose  of  distributing  such 
assets  the  appellee  has  the  right  to  collect  and  convert 
them  into  cash.  If  sufficient  funds  have  been  paid  to  retire 
the  unforfeited  stock,  while  the  appellant  has  failed  and 
neglected  to  pay  the  assessment  due  from  him,  those  who 
paid  contributed  more  than  their  just  proportion,  and  they 
are  entitled  to  be  reimbursed.  If  the  stock  held  by  the 
appellant  has  been  forfeited  as  alleged,  he  has  none  to  offer 
as  a  set-off  against  the  notes  in  suit.  It  would  be  inequit- 
able to  permit  the  appellant  to  withhold  the  money  which 
his  answers  admit  to  be  due  the  appellee  for  the  sole  reason 
that  the  stock  has  been  retired  while  there  are  members  of 
the  corporation  entitled  to  share  in  its  distribution.' 


>i  ;i 


Duty  of  3Ieml)cr.s  to  Koiuler  Personal  Services. 

§  76.  It  is  a  general  doctrine  that  "a  corporation  has  a 
right  to  the  service  of  all  its  members,  and  may  make  by- 
laws to  enforce  it."  '  Conversely,  the  individual  members 
owe  to  the  association  such  .services  as  it  is  reasonably 
within  their  power  to  contribute,  and  this  duty  may  be  en- 
forced, by  fines  provided  by  charter  or  by-laws,  again.stsuch 
members  as  refu.se,  without  reason,  to  attend  the  corporate 
meetings,''  or  to  assume  the  functions  of  offices,  to  which 

'  Hatfield   v.  Huntington  City  B.  him  credit  on  his  debt  for  the  vahie 

and  Iv.  Association,  (Ind.  )  31  X.  K.  of  the  stock,  post,  I  149. 

Rep.  532.  ■•  Angell  and  Ames,  Corp.,  'i  352. 

3  n,i,i_  ■'•  Tobacco  Pipe  Makers  v.  Wood- 

'  Ibid.,  per  CofTey,  J.     Compare,  roffe,  7  B.  &  C.  838;  5  D.  &  R.  530; 

however,  as  to  the  right  to  forfeit  a  14  Rngl.  C.  L.  Rep.  129. 

borrower's    stock    without    giving 
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ihrv  !nnv  have  Ixvii  duly  aiul  pioiktIn  elected,'  or  to  give 
ih.  -HT  attenlioii  to  them  w  hen  assimied.- 

piiiN    <>i    M.  iiihnx  to  <'uii(ril)n(«'.  Pro  Kata,  <«»  I^osses  and 

§  77.  As  iiiembers  of  the  corporation,  all  shareholders 
arc,  as  to  one  another,  liable  to  bear  their  respective  propor- 
tion of  the  expenses  of  the  concern.  Being  eqnally  entit- 
led, with  all  the  others,  in  the  direct  ratio  of  his  interest 
in  the  society,  to  share  in  the  conmion  gains  of  the  enter- 
prise, every  member  is  lialilc  to  contribnte,  in  the  same 
proportion  in  which  he  expects  to  profit,  to  the  losses  and 
expenses  incident  to  its  management.'*  This  liability  is 
confined,  as  in  other  corporations,  to  the  extent  of  the 
member's  stockinterest,  /.  r.,  the  par  valne  of  the  stock 
standing  in  his  name,  together  with  the  nnpaid  subscrip- 
tions thereon.'  But,  as  far  as  it  extends,  he  cannot  evade 
snch  liability  by  a  transfer  of  his  stock,  without  the  con- 
sent of  the  corporation.'^ 

M<'iiiluT>   ('Miiiiof    WitlKlraw  to   Evade    Liability   to  Con- 
tribute. 

§  78.  Nor  can  he  be  allowed  to  withdraw  from  the 
association  for  the  purpose  of  escaping  his  proportion  of 
the  common  burden."  Even  when  the  statute  gives  mem- 
bers the  right  to  withdraw,  with  certain  privileges,  upon 
certain  notice  given,  this  right  is  subject  to  modification, 
so  as  to  prevent  any  member  from  taking  advantage  of  his 
fellow.s.  In  a  case  in  Pennsylvania,  arising  at  the  suit  of 
a  member  against  the  association,  which  had  failed  to  make 
the  payment  demanded  by  him  upon  statutory  notice  of 
witlidrawal,    the    association,    in   its   affidavit   of   defence, 

tion,  supra;  Friel  v.  Association,  i 
Leg.  Rec.  Rep.  (Pa.)  217.  It  has, 
however,  been  said  in  England  that 
a  building  society  may  be  formed 
on  terms  allowing  members  to 
withdraw  in  a  specified  manner  so 
as  to  be  free  from  all  liability  in 
the  event  of  winding  up  :  Re 
Borough  Commerce  and  Building 
Soc,  [r893]  2  Ch,  242. 


^C1 

set  .\ngell  and  .Vmes,  Corp.,  <; 

35  "^ 

> 

A 

See  post,  i,  206. 

■!i  :■.  Hamilton  Building 
:i,  44  Pa.  383. 
e  Sav.  .\ssociation  i'.  Kel- 

i 
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"'  •  540. 
rt  :'.  West  Chester  and 
•  la  R.  R.  Co.,  28  Pa.  339. 
.McGrath    :'.    Buildine   .^ssocia- 
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averred,  besides  the  fact  that  the  reserve  provided  for  by 
statute  to  accommodate  withdrawing  members  was  ex- 
hausted, that  the  association  had,  owing  to  the  depreciation 
of  real  estate,  sustained  heavy  losses,  and  incurred  liabili- 
ties which  should  be  paid  before  stockholders  were  permit- 
ted to  withdraw.  Upon  this  affidavit  being  held  insuffi- 
cient, judgment  was  given  against  the  association  ;  but  it 
was  intimated  by  the  court,  that,  had  the  affidavit  set  forth 
losses  incurred  before  the  plaintiff's  withdrawal,  a  set-off 
would  have  been  exhibited,  and  the  decision  would  have 
been 'different.'  Such  an  allegation,  in  a  later  case,  was 
held  sufficient  to  prevent  judgment."  It  amounts  to  a  de- 
fense to  the  extent  of  the  withdrawing  member's  propor- 
tionate share  in  the  association's  liabilities  ;  in  other  words, 
a  member  cannot,  b}- withdrawing,  evade  his  proportionate 
share  in  the  expenses,  losses,  and  debts  of  the  association. 

'  United  states  Building  and  Loan       serting  in  the  by-law,  at  the  corn- 


Association  z'.  Silverman,  85  Pa. 
394.  Compare,  however,  the  de- 
cisions in  McKennej'  v.  Diamond 
State  Loan  Association,  (Del  )  18 
Atl.  Rep.  905,  and  Auld  v.  Glas- 
gow, etc.,  Building  Soc  ,  12  App. 
Cas.  197.  In  this  case,  the  rule  of 
the  society  was  that  unadvanced 
members  might  withdraw  the  sum 
to  their  credit  in  the  society's 
books  upon  a  certain  notice.  There 
was  no  rule  as  to  the  manner  in 
which  losses  were  to  be  borne  The 
Society's  property  depreciated  in 
value,  and  a  resolution  was  passed 
to  the  effect  that  a  proportion  be 
deducted  from  the  amounts  stand- 
ing to  the  credit  of  members  and 
placed  to  the  suspense  account.  It 
was  decided,  however,  that  a  mem- 
ber who  gave  notice  of  withdrawal 
after  the  adoption  of  this  resolution 
was  entitled  to  the  full  amount 
standing  to  his  credit, — Halsbury, 
L.  C,  saying,  "  A  bargain  is  a  bar- 
gain and  nmst  be  kept."  The 
effect  of  this  decision,  however, 
would  seem  to  be  no  more  than  to 
emphasize   the    importance   of  in- 


mencement  of  the  association's  ex- 
istence, a  stipulation  that  the  losses 
of  the  concern  shall  be  eqiially 
borne  by  all  the  members  in  pro- 
portion to  the  number  of  shares 
owned  by  them,  and  that  the  with- 
drawal value  of  .shares  shall  be  sub- 
ject to  a  corresponding  deduction, 
— and  to  den}"^  such  liability  where 
the  contract  of  membership  makes 
no  provision  for  it.  However  de- 
sirable the  former  precaution  may 
be,  it  will  appear  later  on  that  the 
principle  of  the  decision  referred 
to  is  indefensible  and  at  variance 
with  rules  sanctioned  alike  by  com- 
mon sense  and  high  judicial  au- 
thority. 

-'  Wittmaii  c'.  Building  Associa- 
tion, 7  \V.  N.  (Pa.)  80,  Ludlow,  P. 
J.  In  Cason  r'.  Seldner,  77  Va. 
293,  it  was  held,  that,  where  a 
shareholder  was  illegally  released, 
as  by  receiving  an  amount  which 
should  have  been  subject  to  a  lo-ss, 
his  liability  therefor  was  enforce- 
aljle  in  a  proceeding  to  wind  up, 
making  him  a  party. 


,^  Till.  i.\\N   «'i-   urn. DINT,  .associations.         [cii.  v. 

The  as.M>ciati<>ti  lias  the  ri.ulit  lo  ilcihul  it  tVoni  the  amount 
otherwise  comiujj  lo  liim  ui^oii  kj.;al  notice  of  withdrawal. 
Ami  the  society  has  the  rioht  to  retain  ironi  withdrawing 
.siiK-k holders  their  proportion  of  ]irol)al)le  loss  sustained  by 
reason  of  the  purcha.se  of  real  estate  sold  on  its  luortoage, 
whicli  had  depreciated,  even  before  the  loss  has  been  finally 
determined  by  the  sale  of  the  real  estate,  where  it  is  evi- 
dent there  will  be  a  lo.ss.  The  society  may  have  the  prop- 
erty a])jirai.sed  bv  a  committee,  and  fix  the  loss  and  assess 
tlie  •^;inu'  (Mi  each  >;haro  of  stock  pro  rata} 

I.ialtilit\  (t)  (  oiinilmfr  iiol  .vn<t<<'(l  by  Tukiiij;  Loan. 

§  79.  This  liability  is  not  in  any  way  affected  by  the 
fact  that  the  member  has  become  a  borrower,"  so  long  as, 
being  such,  he  still  continues  in  membership.  Of  course, 
where  the  rules  of  the  association  require  an  apportionment 
of  tlie  amount  necessary  to  meet  expenditures  and  liabilities 
among  investing  and  borrowing  members,  such  provi.sion 
constitutes  a  special  contract  between  them,  under  which 
advanced  or  borrowing  members  are  liable  to  contribute 
ratablv  with  investing  members  in  sharing  all  losses  in- 
curred.' But  even  apart  from  such  express  declaration  of 
liabilitv  as  to  borrowers,  the  liability  to  contribute  to 
losses  imposed  upon  members  generally  must  necessarily 
extend  to  the  former.  While  a  member  is  merely  an  in- 
ve.'sting  member,  his  stock  is  chargeable  with,  and  he,  by 
virtue  of  his  ownership  of  that  stock,  is  liable  for,  a  pro- 
portionate share  of  the  expenses  of  the  enterprise.  It  cer- 
tainly cannot  be  that  the  fact  of  his  having  received  a  bene- 
fit from  the  society  should  operate  to  relieve  him  of  that 
obligation.  If,  in  obtaining  that  benefit,  he  relinquishes 
his  membership,  the   duty  to   contribute,  of  course,  falls 

•Knoblauch     v.     Robert    Blum  ( u.  S.  C.   C,   N.    D.   Ill.j6iFed. 

BuildiuK  and  Loan  .Association  No.  Rep.  446;  Callahan's  App.,  124  Pa. 

U-K-  Jour.,   N.   S.  39;  138,  16  Atl.  Rep.  638 

-  inie,  lb.  40.  -I  Re  West  Riding  of  Yorkshire 

»  I'attison  v.  The  Albany  Build-  Perm.    Ben.   Bldg    Soc,  43  Ch.  D. 

1   Ix>an   A.s.sociation,  6363.  407:  and  a  failure  of  the  directors 

■.l>el  f.  Victoria  Building  As-  to  make  such  apportionment  is  im- 

n,   43  Ohio  St.  371;  Towle  material;   it  will  be  made  by   the 

i.   American  B  ,  L.  and  I.  Society.  court:  ibid. 
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with  it,  because  its  advantages  have  ceased.  But  if  he  re- 
tains his  standing  as  a  member,  he  retains  also  his  privi- 
leges and  burdens  as  such,  and  if,  by  his  subsequent  de- 
faults, he  forfeits  his  membership,  and  his  debt  becomes 
collectible  against  him,  his  mortgage  will  operate  (unless 
its  terms  preclude  it  from  so  doing)  as  a  security  for  his 
proportionate  share  of  the  losses  and  expenses  of  the  so- 
ciety. This  is  the  doctrine  distinctly  held  in  a  case  which 
arose  in  Pennsylvania.^  The  building  association  had 
been  incorporated  under  the  Act  of  1851,  under  which 
building  associations  were  allowed  to  recover  only  the 
amount  loaned  with  interest.  The  facts  of  the  case,  in- 
corporated in  a  case  stated,  were  these  :  The  defendant 
was  the  owner  of  thirty-three  shares  of  stock  of  the  as- 
sociation, and,  in  the  months  of  February  and  March, 
1854,  borrowed  money  of  the  building  association,  at  32)^ 
and  2>^l4  P^^  cent,  premium,  giving  a  mortgage  for  the 
nominal  whole  amount.  Expenses  had  been  incurred  in 
the  business  and  management  of  the  association,  such  as 
room-rent,  account  books,  officers'  salaries,  etc.,  equal  to 
four  dollars  upon  each  share  of  the  stock.  By  the  annual 
reports  of  the  association,  the  profits  on  each  share  of 
stock,  above  legal  interest  on  the  amount  paid  in,  were 
more  than  sufficient  to  pay  all  expenses,  said  profits  being 
derived  from  premiums,  fines,  and  profits  on  re-loans,  none 
of  which  premiums  or  fines  were  paid  by  the  defendant, 
(as  they  could  not  lawfully  have  been  enforced  against 
him.)  The  reasoning  of  the  court  was  substantially  as  fol- 
lows :  As  a  mortgagor,  he  could  not  be  compelled  to  pay 
more  than  the  sum  actually  advanced,  with  legal  interest. 
Had  he  remained  a  member,  he  could  have  claimed  a  share 
in  the  society's  profits.  He  would  then  have  received  a 
benefit  from  the  payments  made  by  others.  Whatever  pay- 
ments he  had  made,  had  not  swelled  the  common  fund  ; 
for  he  was  entitled  to  credit  for  them  by  way  of  set-off 
against  his  mortgage.  If,  then,  in  addition,  he  could  have 
balanced  the  liabilities  which  he,  as  a  member,  had  incur- 
red  in    respect  of  the  common  expenses,  by  a  share,  equal 

'  McGrath  z'.  Hamilton  Savings  and  Loan  Association,  44  Pa  383. 
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to  those  liabilities,  of  the  common  profits,  he  would,  in  ef- 
fect, be  rccoverins;  more  than  he  had  paid  in,  and  would 
be  throwinv;  upon  his  associates  the  whole  of  a  burden, 
which,  in  truth,  was  his  as  much  as  theirs.  To  this  was 
added  another  consideration.  Under  the  interpretation 
piven  to  the  Act  of  185 1,  in  Pennsylvania,  as  has  been 
said,  bnildino^  associations  could  recover  from  borrowers 
only  the  amount  actually  loaned,  with  legal  interest. 
Whatever  premiums,  etc.,  had  been  paid  by  the  borrower, 
he  must  be  allowed  credit  for  under  his  obligation,  and 
those  which  he  had  promised  to  pay  were  irrecoverable 
against  him.  This  was  the  right  of  every  borrower  in  the 
society,  and  it  must  hold  itself  in  readiness  to  answer  the 
same  call  from,  perhaps,  its  whole  membership.  Whence, 
then,  would  the  means  for  defraying  the  expenses  of  the 
enterprise  come?  The  doctrine  forced  itself  upon  the 
court,  that  the  building  association  must  have  the  right  to 
treat  the  payments  made  by  borrowing  members  and 
others,  whilst  their  membership  lasted,  as  contributions,  so 
far  as  they  were  needed,  to  defray  the  expenses  of  the  so- 
ciety and  make  good  its  losses.  A  deficit,  equal  to  their 
respective  shares  of  such  expenses  and  losses,  would  thus 
appear  upon  their  subscription  and  interest,  which  the 
building  association  might  recover  properly  upon  the 
mortgage  given  to  secure  the  debt. 

§  80.  This  rea.soning  is  undoubtedly  good  upon  the  hy- 
pothesis underlying  it :  to  wit,  the  right  of  the  borrower  to 
claim  credit  for  all  his  payments  and  agreed  premiums. 
But  this  hypothesis  has  no  relevancy  where  premiums, 
fines,  etc.,  are  legalized.'  All  that  the  borrower  can,  in 
such  case,  ordinarily  ask  credit  for,  is  what  he  has  actually 
paid  in  by  way  of  subscriptions  and  interest.^  The  build- 
ing association  may  enforce  the  premium,  and  recover  the 
fines  incurred.  And  yet  the  same  conclusion  which  was 
reached  in  the  above  case,  must  follow,  with  logical  neces- 

•  Mechanics'  Building  and  Loan      jj.   497 .  and  see  post,    ?d  478,  et 
Aaioaation  of  New  Brunswick  v.      seqq. 

Conover     14    N.   J.    Eq.    219,    not  2  Watkins&.Workingmen's  Build- 

reversed    in   this  particular  in    17       ing  and  I^oan  Association,  97  Pa.  514, 

and  see  post,  'i'i  100-102. 
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sity,  upon  this  latter  basis  also.  Remembering  that  the 
borrower  is  a  member,  and  not  the  less  so  for  being  a  bor- 
rower ;  that,  consequently,  his  liability  for  his  share  of  the 
expenses  is  complete  during  the  continuance  of  his  mem- 
bership ; — it  is  clear,  that,  had  he  remained  a  member,  he 
might  eventually  have  set  off  a  portion  of  the  profit  accru- 
ing to  him  from  the  common  fund,  against  his  proportion 
of  the  common  expenses.  By  becoming  a  defaulter,  he 
simply  loses  that  right,  or  expectancy,'  and  gains  nothing 
in  the  way  of  shaking  off  responsibilities  already  incurred. 
Now,  his  mortgage,  if,  as  is  usual,  conditioned  for  the 
faithful  performance  of  his  membership  duties,  includes, 
beyond  question,  that  of  sharing  in  the  expenses  of  the 
society,  and  may  be  used  by  it  for  the  purpose  of  enforcing 
such  contribution."  If  however,  not  so  conditioned  in  ex- 
press terms,  its  use  for  that  purpose  would,  upon  prin- 
ciple seem  equally  justified,  where  the  mortgage  contract  is 
based  upon  and  refers  to  the  contract  of  membership. 
"  The  two  things  are  so  intertwined  that  you  cannot  sep- 
arate the  contract  of  membership  from  the  contract  of 
mortgage."  ^  The  two,  therefore,  forming  in  truth  but  one 
contract,  its  effect  is,  of  course,  to  be  gathered  by  a  com- 
prehensive view  of  the  whole,^  "and  if  the  contract  of 
membership,  imported  into  that  of  mortgage,  embraces  a 
liability  to  contribute  to  losses,  the  doctrine  that  the  con- 
tract of  mortgage  can  be  satisfied  without  compliance  with 
the  contract  of  membership,  in  so  far  as  the  latter  affects 
the  value  of  the  borrower's  stockinterest  as  an  off-set  to  his 
indebtedness,  seems  to  be  reduced  to  an  absurdity. 

'  Watkinsy.  Workingmen's Build-  ■'  See  Fulton  v.  American  B.  and 

m;^  and   Loan  Association,  supra,  L.   Association,   (Minn.)   48  N.  \V. 

anrl  s2e  post,  i;  149.  Rep.  781,  782,  per  Mitchell,  J. 

*  This  is  in  every  sense  analogous,  *  See,  however,  the  decisions  in 

and  stands  upon  the  same  ground  Brownlie   v.    Russell,  8   App.    Cas. 

of  right,  as  the  propositions  already  235,  and  Tosh  v.  North.  Brit  ,  etc  , 

laid  down  witli  reference  to  the  en-  Soc,  11  id.    489,    which  proceeded 

forcement    of   subscriptions    upon  upon  the  precise  terms  of  the  ob- 

mortgages,   the   principle  debt  se-  ligations  there  in  question  aqd  the 

cured    by     which    lias    been     di.s-  peculiar  provisions  of  the  corporate 

charged.     See  ante,  <;^.  67-70.  rules. — The  principle  that  fines  are 

•'•  Bradbury  2'.  Wild.  [1893]  i  Ch.  not   collectible   under  a   mortgage 

377.  39^3.  per  I'ry.  L.  J.  unless  made  so  in  terms  by  it,  (see 
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Tt'rminuliini  ol  Li;il>ilil\  («>  (  om(  lilmti". 

§  Si.  The  liability  to  contribute  to  expenses  ceases  with 
the  ccssnlion  of  membership,  hoiin  Jidc,  and  with  the  con- 
sent of  the  associatii)n.  If,  ui)ou  becomino-  a  borrower,  the 
member  rclimjuisli  his  membLM-ship  ;  '  or  if,  being  an  in- 
vestor merelv,  he  avail  him.self  of  a  provision  in  the  rules 
or  bv-laws  of  the  association,  or  of  the  statute  supreme  over 
it,  to  withdraw  himself  from  it,-  he  cannot  subsequently  be 
made  liable  for  its  debts  and  losses,  and  called  upon  by  the 
society  to  contribute  towards  their  payment.^ 

§  82.  The  .same  result  (at  least,  as  between  the  building 
association  and  the  member)  follows  when  the  latter,  under 
a  resolution  of  the  society  permitting  borrowers  to  with- 
draw on  the  payment  of  a  stipulated  amount,  the  stock  to 
be  then  "  withdrawn  and  cancelled,"  withdrew,  and  paid 
off  his  loans,  whereupon  his  stock  was  marked,  on  the 
books,  as  "  cancelled  and  withdrawn."  It  was  held,  in  such 
a  case,  that  the  building  association,  becoming  embarrassed 
by  liabilities,  could  not  afterwards  recover  for  dues  which 
would  have  subsequently  accrued  on  said  stock.  The 
relative  position  of  the  parties  was  that  of  debtor  and 
creditor  ;  and  after  an  acceptance  of  the  terms  of  the  reso- 
lution, and  payment  by  the  debtor  of  the  sum  found 
thereby  to  be  due,  the  new  contract  became  executed,  and 
a  case  of  accord  and  satisfaction  was  made  out.^  The  fact 
that  the  sum  .so  fixed  for  the  payment  in  full  was  sub- 
sequently found  insufficient  to  meet  the  exigencies  of  the 
society,  will  not  avail  to  impose  any  further  liability  upon, 
or  give  the  building  association  any  further  claim  against, 


post,  {  415)  does  not  militate 
against  the  doctrine  of  the  text. 
They  are  personal  charges  and  do 
not  >;o  to  diminish  the  value  of  the 
stockinterest  capable  of  reducing 
the  borrower's  debt.  They  do  not, 
therj^ore,  necessarily  enter  into  the 
computation  of  the  amount  due 
under  his  mortgage,  as  do  the 
lf^>-..   which    directly    affect   that 


'  Such  a  person  is  described  as 
one  whose  only  relation,  thereafter, 
to  the  association,  is  that  of  debtor. 
Bowker  v.  Mill  River  Loan  Fund 
Association,  7  Allen  (Mass.),  100. 

'•*  As  to  the  effect  of  withdrawal, 
see  post,  >/\  109  et  seqq 

"*  Re  West  Riding  of  Yorkshire 
Perm.  Bldg.  Soc,  45  Ch.  D.  463. 

^  Miller  v.  JeflFerson  Building  As- 
sociation, 50  Pa.  32. 
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the  member  who  withdrew  under  such  an  arrangement.' 
The  right  of  a  building  association  to  compromise  with  a 
member,  whether  investing  or  borrowing,  with  the  effect 
of  discharging  him  from  all  further  duties  and  liabilities 
towards  it,  can  scarcely  be  questioned."  And  though  there 
should  be  doubts  as  to  the  validity  of  the  resolution  under 
which  it  was  done,  the  building  association,  having  had 
the  benefit  of  it,  is  estopped  from  denying  such  validity,^ — 
just  as  a  shareholder,  who,  in  his  turn,  benefitting  by  such 
an  opportunity  thus  offered  by  the  association,  has  assumed 
certain  obligations,  in  exchange  for  others,  cannot  be  re- 
lieved from  them  upon  the  plea  of  illegality  in  the  conduct 
of  the  officers  of  the  association  in  sanctioning  the  arrange- 
ment.' 

Per.s<>ii:il  Liability  of  Stockholders  for  Dobts  of  Society. 

§  83.  As  to  the  extent  of  the  individual  liability  of 
members  of  building  associations  to  third  parties  for  the 
debts  of  the  corporation,  this  is  a  matter  which  depends 
largely  upon  the  statutes  of  the  State  in  which  it  may  be 
located.  It  has  already  been  intimated,  that,  before  the 
incorporation  of  the  society,  care  and  economy  should  be 
exercised  by  the  parties  conducting  the  scheme  with  refer- 
ence to  the  expenses  they  incur,  as,  so  far  as  these  are  con- 
cerned, the  individual  liability  of  the  persons  contracting 
is  unquestioned,  even  after  the  incorporation  is  effected, 
and  although  the  society  agree  to  undertake  the  payment.-' 
Towards  liabilities  assumed  by  the  association  subsequently 
to  its  incorporation,  the  members,  in  the  absence  of  any 
statutory  exception    made  as  to  them,  hold  the  same  rela- 

'  Priestly  v.  Hopwoorl,  12  \V.  R.  iial    is   subje:t   to  that  of  no  other 

1031;  10  L.  T.,  X.  S   646.     See  also  tribunal."     Hunt.  J.,  in  Jeffries  Z'. 

Archer   v.    Harrison,  7    De   G  ,  M.  Life   Insurance    Co.,   22  Wall.    (U. 

and  G.  404.—"  The  right  of  an  in-  S. )  47  (53)- 

(liviflual  or  a  corporation  to  make  -  Wan'j^erien    v.    Aspell,  42   Ohio 

an  unwise  harj^ain  is  as  complete  as  St.  655;  24  N    H.   Rep.   405;  Booz's 

that  to  make  a  wise  bargain.     The  App.,  109  Pa.  592.     vSee  post,  ^  325. 

right    to    make    contracts    carries  »  Miller  v  Jefferson  Building  As- 

with  it  the  right  to  determine  what  .sociation,  50  Pa.  32 

is   prudent   and   wi.se,  and    what  is  ■•  Hoboken  Building  Association 

unwise  and  imprudent;   upon  that  v.  Martin,  13  N.  J.  Eq.  428. 

point  the  judgment  of  the  individ-  *  See  ante,  \  27. 
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tions  as  the  tncmbers  of  any  other  corporation  have  to  its 
intlchlcdness.  An  examination  of  the  details  of  this  ques- 
tion is  quite  beyond  the  scope  and  purpose  of  this  treatise. 
Tlic  general  doctrine  is,  that  a  UKMubcr's  liability  is  equal 
to  the  extent  of  his  stoekintcrest  in  the  association  ;  i.e., 
to  the  par  valne  of  the  stock  he  holds  in  his  name,  together 
with  llie  unpaid  subscriptions  thereon.'  And  if  he  be  him- 
self a  creditor  of  the  association,  he  may  set  off  his  claim 
ap-ainst  his  liability. - 

lorpoiiito  Property  may  bo  Fo11<»w<m1  into  llaiulsof  Stock- 
]iol«lri-s. 

§  84.  Property  which  was  owned  by  the  association 
may,  under  circumstances,  become  liable  for  its  debts  in 
the  hands  of  stockholders  to  whom  it  has  been  transferred. 
For  whilst  the  doctrine,  that  "  the  law  recognizes  only  the 
creature  of  the  charter,  and  knows  not  the  individuals,"^ 
in  tjeneral  holds  out  a  protecting  hand  over  the  stockholder 
who  no  longer  bears  that  relation  to  the  company,  who  has 
settled  with  it,  and  become  a  bona-Jide  holder  of  its  prop- 
erty ;  yet  a  stockholder  is  not  entitled  to  any  share  of  the 
capital  stock,  or  dividends  of  the  profits,  until  all  the  cor- 
poration's debts  are  paid.  The  property  of  the  corporation 
is  regarded  as  held  by  it  in  trust  for  the  payment  of  its 
debts  ; '  and  if  a  stockholder  in  an  insolvent  building  asso- 
ciation accept  its  real  estate  in  payment  of  his  stock,  it 
will  be  alTected  with  that  trust  in  his  hands,  and  the  pur- 
chaser, though  there  was  a  valuable  consideration,  will  be 
liable  for  its  value  to  the  creditors.'  So,  too,  where  the 
trustee  of  a  building  association  purchased  lands,  paying 

'State     Savings   .Association    v.  Pr.  (N.  Y. )  278;  cit.  Briggs  z^.  Pen- 

Kello;;K.  63   Mo.  540.     (It  is  there  niman,  8  Cow.  (N.   Y. )   387;  Tall- 

»ai«l   that   the    institution   of   suit  madge  Z'.  The  Fishkill  Iron  Co.,  4 

ajjainst  a  nieuiher,  for  a  corporate  Barb.  ( N.  Y. )  382. 

debt  of  the  association,   does   not  '■'■  Angell  and  Ames,  Corp.,  \  595. 

operate  as  a  lien  upon  his  limited  <  Field,  Corp.,  'i  143;  cit.  Chicago, 

liability  under  the  statute,* so  as  to  etc.,  R.  R.  Co.  v.  Howard,  7  Wall. 

hohl  him  therefor  against  a  .senior  (U.  S.  )392. 

J"'' and  execution  obtained  «  Chamberslmrg  Woollen   Co.   v. 

ill               :  action  begun  later. )  See  Chamberslmrg  Manufacturing  and 

aUo  ci-ses  in  next  note.  Building  Association,  31    Leg.  Int. 

» Remington   :-.   King,    n    Abb.  (Pa.)  357. 
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one-fourth  of  the  purchase  money,  and  agreeing  to  execute 
a  legal  mortgage,  if  required  so  to  do,  for  the  balance,  the 
vendor  retaining  the  conveyance  ;  the  members  of  the  so- 
ciety to  whom  the  land  was  allotted,  and  who  paid  their 
purchase  money  to  the  building  association,  without  in- 
quiring into  the  title,  were,  upon  a  bill  filed  against  them 
by  the  original  vendor,  after  failure  on  the  part  of  the 
trustees  to  pay  the  balance  of  the  purchase  money,  for 
which  no  legal  mortgage  had  been  given  by  the  trustees, 
decreed  to  pay  the  same, — otherwise  the  estate  to  be  sold. 
And  in  case  an\-  of  the  allottees,  less  than  the  whole  num- 
ber, should  liquidate  the  claim,  the  others  were  ordered  to 
contribute, — otherwise  their  land  to  be  sold  to  discharge 
what  was  due  in  respect  thereof 
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RIGHTS    OF    MEMBERS. 

?    85.  Classification  of  rights  of  members. 

^    86.  General  riglits  as  corporators 

^    88.  Nature  of  the  right  to  receive  loan 

\  89.  Right  of  members  applying  for  loan  to  be  preferred  over  outside 
investment?      Purpose  of  building  associations 

\    95.  Highest  bidder  to  receive  loan.     Minimum  premiums. 

\    96.  Right  to  claim  loan  depends  upon  ability  to  furnish  security. 

■jl    97.  Society  need  not  iiujuire  into  purpose  or  application  of  loan. 

\    98.   Proi)orlion  of  loan  grantable  to  applicant's  stoekinterest. 

\    99.   Right  of  withdrawal  ;  its  foundation,  nature,  and  extent. 

\  100.  Right  to  withdraw  does  not  involve  right  to  account  of  profits. 

§  102.  Amount  withdrawable  by  any  member. 

\  103.   Statutory  terms  of  withdrawal. 

\  104.  Charter  and  by-law  provisions,  as  to  the  withdrawal,  inconsistent 
with  statute,  void. 

\  T05.  Terms  of  withdrawal,  deviating  from  ]irescribed  rule,  maybe- 
come  binding  on  society. 

\  106    Regulation  of  withdrawals  by  charter  or  by-laws,  construction. 

\  107.  Officers  cannot  exercise  discretion  in  approving  withdrawals 
arbitrarily. 

\  108.  Limitation  upon  right  to  withdraw. 

'  Peto  V.   Hammond,    8  Jur.,  N.       associations  must  examine  the  title 
S.  550;  31    L-   J-.  Ch.  354;  3oBeav.       they  buy. 
495.    Persons  buying  from  building 
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)  109.   I'lffccl  of  notice  of  witlHlrawal. 

(  no    l-'llVvt  of  witlulr.iwiilwlH-n  jHTfected 

I  III    Wilhilrawini;  iiuMulier  may  proceed  aj^ainst  society  at  law. 

(113    niscrelion  of  courts  as  to  execution  aji^ainst  society. 

\  ll\    Siciety  to  kt-i-p  funds  available  for  withdrawinij;  nieinl)ers. 

t  114.  Statutory  liiiiil.ilion  of  funds  availal)le  for  withdrawing  mem- 
bers 

(  MS    l\tTi'Ct  tlicreof  upon  ri>;ht  to  enforce  payment  by  suit. 

I  117.   Uifjhts of  members  on  maturity  of  slock. 

f  iiS  Stockholder  cannot,  t/ita  stockholder,  sue  society  at  law  for 
value  of  paid-uj)  stock. 

i  iiy.  Interest  on  maturity  or  withdrawal  claims. 

(  I20.  Member  may  compel  winding  up. 

(M;i«isilU*:iti(Hi  of  Itijihls  of  .>loiiil>ors. 

§  85.  In  treating;-  of  the  rights  of  members  of  building 
associations,  it  will  be  necessary,  in  order  to  avoid  confu- 
sion, to  consider  the  subject,  first,  briefly  and  generally,  in 
relation  to  them  as  members  of  the  corporation,  or 
corporators ;  secondly,  with  peculiar  reference  to  their 
status  as  investors  ;  and  thirdly,  in  like  manner,  as  bor- 
rowers. 

Geiu'ral  lJ:;;lit.s  a.s  Corixn-ator.s. 

§  86.  In  their  capacity  of  corporators,  the  members  of  a 
building  association  have  the  same  rights,  in  every  respect, 
so  far  as  may  be  applicable,  as  are  conceded  to  the  mem- 
bers in  any  other  corporation.  Such  is  the  right  to  attend 
the  corporate  meetings,  and  to  receive  the  proper  notifica- 
tion of  the  time  and  place  of  its  occurrence  ; '  as  well  as  the 
right  of  voting  at  the  same.  It  has  been  a  custom  in 
building  associations,  since  their  inception,  and  one,  it 
seems,  very  generally  followed,  to  allow  every  member  but 
one  vote,  irrespectively  of  the  number  of  shares  he  may 
hold.-  Sometimes  this  rule  is  established  by  the  constitu- 
tion or  statute,  and  again  it  is  followed  by  a  sort  of  tacit 
understanding,  and  general  consent.^     Its  reason,  or  origin, 

'  As  to    the  corporate   meeting,  (Pa.)  122;     19  Pliila.  426,  that  un- 

wilh  all  ite  incidents,  see  post,  iii!  written  regulations  may  be  recog- 
nized as  governing  in  building  as- 

........  I^w  of  Building  Socie-  sociations,    in   so   far   as   they  are 

ties,  p.  28.     See  §  461,  <J  45,  note.  reasonable,  and  not  contrary  to  law 

*  It    was    said    in    Winterer    v.  or  equity. 
Building  Association,  44  Leg.  Int. 
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at  least,  may  be  found  in  the  primary  character  of  building- 
associations  as  institutions,  not  for  the  enrichment  of 
capitalists  who  could  afford  numerous  shares,  but  for  the 
safe-keeping  and  fructifying  of  the  pittance  of  the  inopu- 
lent  and  industrious ;  not  for  the  hoarding  of  great  sums 
to  be  increased,  under  the  pretence  of  philanthropy,  at  ex- 
orbitant rates  of  interest, — but  for  the  accumulation  of  a 
modest  sum,  wherewith  to  secure  a  homestead  sufficient  for 
the  wants  of  artisans,  mechanics,  or  small  tradesmen.  Each 
single  share — as  will  be  seen,  for  instance,  in  the  account 
given  of  the  Greenwich  Union  Building  Association  ' — re- 
presented such  an  amount  ;  and  every  member  held  but 
one.  Indeed,  it  was,  at  one  time,  considered  doubtful, 
whether,  under  a  statute  in  which  shares  were  authorized 
as  not  exceeding  a  certain  amount  for  each  share,  a  mem- 
ber could  lawfully  hold  more  than  one  share.  Otherwise, 
what  purpose  was  to  be  served  by  limiting  the  shares  to  a 
fixed  amount,  if  a  member  could  hold  any  number  of 
them  ? "  Subsequently,  it  was  held,  under  the  same  statute, 
that  a  member  might  take  more  than  one  share  of  the 
fixed  value,^  and  the  question  does  not  appear  to  have  been 
again  raised.  Yet  the  new  doctrine  and  practice  have  not 
entirely  changed  that  remnant  of  the  old  which  restricts  a 
member  to  the  right  of  casting  a  single  vote,  no  matter  how 
large  his  interests  may  be  in  the  society.  And  the  vote 
must  be  cast  in  person,  unless  there  is  special  authority  for 
proxies  in  the  constitution  or  by-laws.^  But  a  pledgor  of 
his  stock  retains  his  rights  to  vote  and  hold  office  as  a 
member.'^ 

'  See  ante,  ?  5.  cases    there      cited;      Aiigall    and 

2  Cutbill    V.  Kingdom,    17  L.  J.,  Ames,   Corp.,   §?  128-9,  130;  Davis, 

Ex.  177;  I  IC.xcli.  494.  Lawof  Building,  etc  ,  Societies,  lor. 

»  Morrison    v.   Glover,    19  L.  J.,  In  State  r.  Rolilffs,  (N.J  )   19  Atl. 

Ex.   20,   25;  4  Exch.  430;  and  see  Rep     1099,   it  was  held  that  an  in- 

Barry,   Law  of  Building  Societies,  corporated     church,    owning     130 

p  6,  ^  12,  following  the  latter  case,  shares    in     a   building   association 

14   L.   T.    Rep.    204;   14  J.    P.    84.  might  vote  them  by  proxy  at  an 

There  is  no   restriction   ujran   the  election  of  officers,   said  proxy  be- 

numb'.-'r  of  shares  any  niemV^er  may  ing  duly  authorized  by  the  board  of 

hold,    unless   impo.sed    by    statute,  trustees  of  the  church. 

charter,  or  by-law.  '-  Angell  and  Ames,  Corp.,  I  132; 

M  Morawetz,   P.    C,    §  486  and  Npield,      Corp.,     233;     Mechanics' 
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§  87.  To  be  elected  to,  and  to  hold,  oirice,  to  have  access 
to  the  corporate  books;'  in  i)roi)er  cases  to  institute  and 
conduct  proceeding's  against  unfaithful  and  neoligent 
ofTiccrs  for  the  protection  of  the  stockholders;"  or  to 
comixd  lawful  action  on  their  part,  by  restraining- their  un- 
lawful projects;"*  to  sue  the  corporation  upon  claims  not 
arising  out  of  the  relations  of  membership  in  it  ;  '  and 
ultimately,  upon  the  termination  of  the  scheme,  to  share 
in  its  profits,  and  even,  in  proper  cases,  to  appl}-  to  the 
court  having  jurisdiction  to  dissolve  or  wind  up  the  con- 
cern,* are  equal  1\-  prerogatives  of  membership, — together 
with  others  which  it  is  needless  to  mention,  being,  in  a 
great  measure,  merel\-  the  converse  of  the  rights  of  the  so- 
ciety against  its  members,  and  of  the  duties  of  the  latter  to 
the  former.  Many  are  in  no  wise  distinctive  of,  or  pe- 
culiarly significant  to,  building  associations,  and  their  de- 
tails belong  more  properly  to  a  work  upon  the  law  of 
private  corporations  generally,  which  is  not  intended  to  be 
herein  embraced.  To  them,  and  to  such  incidental  men- 
tion as  may  be  given  to  these  particulars  in  this  treatise, 
the  reader  must  be  referred. 

N;Uiir«'  oftlic  l{i;;iit  to  Heccivi'  Loan. 

ji  SS.  Perhaps  the  most  important  privilege  which  a 
member  in  a  building  association,  by  virtue  of  his  being  a 
shareholder  and  investor — the  privilege,  indeed,  which 
draws  that  class  of  men  into  its  circle,  of  whom  legitimately 
the  membership  ought  to  be  composed,  and  for  whose 
benefit  the  whole  scheme  was  invented -and  is  countenanced 

Building  and   Loan   Association  of  Cli.  823;  33   L.  T.  Rep.  115;  5jur., 

New     Brunswick    :-.    Conover,    14  N.    S.    52S,    26   Beav.  435;    23  J.  P. 

X    J.    Kq.,  2t9,    not   disturbed   in  421.       A    single    shareholder    can 

this   particular  in   17  id    497:   see  maintain  such  an  action.     See  At- 

People's  Build   and  Loan  Ass'n   v.  wood  z/.  Merry  weather,  L.  R.,  5  Eq. 

Furcy.  I  N.  J. )  20  Atl.  Rep.  890.  464,  n.,  Clinch  v.  Financial  Corpo- 

'  This  right  exists,  though  its  ex-  ration.   Id.   450,    L.    R.   4,  Ch.  117; 

erciae     tje     inconvenient     to     the  Menier     v.     Hooper's     Telegraph 

of  the  corporation:  Huylar  Works,  L.  R.   9  Ch   350;  Russell  v. 

n  Cattle  Co.,  40  N  J.  Hq.  Wakefield  Water  Works,  L.  R   20 

Eq    474. 

l)Ost,  I  194.  4  See  post,  ^  254-258. 

-owmes  V.  Harrison,  28   L.  J.,  *  See  post,  g§  512-517. 
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by  law, — is  that  of  receiving  loans  or  advances  ^  from  the 
association,  upon  proper  security  furnished  by  the  borrower, 
or  advanced  member.  It,  no  doubt,  lay  in  the  original 
plan  of  the  institution,  that  every  member  should  event- 
ually become  a  borrower."  Certainly  every  member  has 
the  right  to  become  such,  provided  he  can  give  the  society 
such  guarantees  against  losses  as  prudence  and  good  busi- 
ness management  require,  and  is  willing  to  pay  the 
the  premium  which  fair  competition  with  other  members 
desirous  of  obtaining  the  same  benefit  may  fix  as  the  value 
of  his  preference.  In  order  to  serve  this  purpose  the  more 
effectually,  by  prescribing  the  periods  and  manner  in  which 
these  loans  are  to  be  granted  by  the  association,  and 
making  these  directions  obligatory  upon  it,  as  well  as 
notorious  and  intelligible  to  the  members,  many  of  the 
statutes  governing  building  associations  require  their  officers 
to  offer  the  money  on  hand,  when  it  amounts  to  a  certain 
sum,  at  stated  periods,  for  sale  to  the  stockholders,  and  to 
award  the  loans  to  the  highest  bidder,  and  also  limit  the 
proportion  of  the  corporate  income  applicable  to  the  satis- 
faction of  the  claims  of  withdrawing  members. 

Kijilit  of  3r*Mijl)<Ms  Applying  lor  Iavau  to  1><^  l*i<»foii<'«l  ovcm* 
Outside  liivestiiieiits.  I'liiijoso  ol  liiilldLiii;  Associa- 
tions. 

§  89.  Where  such  provisions  are  contained  in  the  stat- 
ute supreme  over  the  building  association,  or  incorporated 
in  the  charter,  it  follows  (i)  that  the  members  are  entitled 
to  the  refusal  of  the  money  ;  (2)  that  the  highest  bidder  at 
the  sale  must  be  awarded  the  loan,  if  he  can  give  proper 
security ;  and  (3)  it  seems  to  be  a  necessary  result  of  such 
provision  of  the  statute,  that  the  building  association  is 
absolved  from  inquiring  into  the  application  of  the  money 
loaned,  by  the  borrower. 

§  90.  It  may  become  a  question  of  some  nicety,  exactly 
how  far  the  building  association  is  bound  to  accommodate 

'  Tlie    words  "loan"    and    "ad-  (listinguishin;f   it,    in    legal    effect, 

vance,"   and    their  derivatives,  are  fnini   the    other,    unless    expressly 

used  interchangeably  in  this  work,  pointed  out. 

as   in   popular  speech,   no   signifi-  '  See  ante,  'i  17. 
cance  being  attached   to  the  one 
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its  niembers,  to  the  exclusion  of  outside  investments. 
Where  expressly  authorized  by  statute  so  to  do,  a  building 
assiK-ialion  has  the  rio;ht  to  lend  its  money,  not  only  to 
mcinbers,  but  also  to  strangers.'  Yet  such  loans  must  be 
rei^.irded  as  shifts,  allowable,  from  the  necessities  of  the 
case,  for  the  purpose  of  obviating  the  contingency  of  its 
funds  remaining  idle  upon  its  hands,  for  lack  of  niembers 
to  lake  them  up.  If  there  be  any  such,  desirous  of  obtain- 
ing the  money,  and  cajiable  of  satisfying  the  society  as  to 
tlie  security  receivable  by  it  to  make  the  loan  safe,  the  as- 
sociation is  obliged  to  give  it  to  him,  though  the  profit,  in 
that  case,  may  be  smaller  than  if  it  were  allowed  to  choose 
another  investment  offering  at  the  same  time.  Under  some 
statutes,  too,  building  associations  are  allowed  to  use  their 
funds  in  the  purchase  of  real  estate.  Where  this  is  the 
case,  opportunities  may  frequently  present  themselves  of 
making  most  desirable  investments,  quite  as  secure  and  far 
more  profitable  than  loans  to  members  at  any  practicable 
premium.  Yet,  if  the  statute  or  rules  contain  the  require- 
ment referred  to,  the  obligation  resting  upon  the  associa- 
tion admits  of  no  cavil, — that  the  members  should  be  given 
the  preference.  Indeed,  it  seems  clear,  that  such  would  be 
the  duty  of  the  association,  and  the  right  of  the  member, 
even  were  the  statute  bare  of  any  command  to  that  effect ; 
and  that  the  provision  contained  in  the  Act  of  1850  in  Con- 
necticut, prohiljiting  building  associations  from  loaning 
money  to  outsiders  where  there  were  members  willing  to 
take  it,  and  capable  of  giving  proper  security  for  it,^  was 


'  Union  Building  Loan  Associa-  son  v.  Cleburne  B.  and  L.  Associa- 
tion of  New  Brunswick  v.  The  Ma-  tion,  (Tex.  Ct.  of  App. )  16  S.  W. 
^  "'11  Association  of  New  Rep.  298.  Where  not  forbidden, 
'•  *^.  29  N.  J.  Kq.  359;  Cut-  the  mortgagor  and  purchasers  sub- 
bill  V.  Kingdom,  i  lixch.  494;  17  ject  to  his  mortgage  cannot  dispute 
L.  J.  Kxch.  177.  Where  forbidden  its  validity  :  Kadish  t^.  Garden  City 
by  stalule  to  loan  to  outsiders,  a  Eq.  L.  and  B.  Ass'n,  (111.)  38  N.  E. 
contract  attempting  to  evade  such  Kep.  236. 
I'              ">   is  void:     National  In-  ^  See   Mechanics   and   Working- 

^'- ••-  Co.  V.  National  Savings,  men's  Miitual  vSavings  B'k  and  B. 

L.  and   B.  Association,  (Minn.  )  52  Ass'n  v.  Wilcox,  24  Conn.  147. 
N.  W.  Rep.  138,     See  also  Auder- 
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but    the    express    declaration    by    one    Legislature   of  the 
thought  and  intent  in  the  minds  of  all  the  others. 

^91.  If  we  consider  the  reasons  which  may  be  assumed 
to  have  guided  Legislatures  in  conferring  upon  building 
associations  the  extraordinary  privileges  and  immunities 
which  they  enjo)-,  it  will  be  readily  understood,  (and  there 
can  be  no  other  apology  for  it,)  that,  at  the  bottom  of  it 
all,  is  a  motive  of  public  policy.'  The  primary  design  of 
building  associations  is,  to  encourage  the  acquisition  of 
real  estate,  the  building  of  dwellings,  the  ownership  of 
homesteads, — to  increase  the  proportion  of  property  hold- 
ers among  that  class  of  the  population  whose  slow  and  la- 
borious earnings  are,  by  reason  of  their  pettiness,  most 
fugitive,  and  generally  spent  before  they  reach  a  sum  of 
sufficient  magnitude  to  back  a  desire  for  those  guarantees 
of  good  citizenship,  which  the  policy  of  our  law  has  always 
found  in  landed  property.  That  is  the  class  for  whose 
benefit  building  associations  were  originally  devised  ;  from 
among  whose  number  their  membership  was,  and,  for  the 
most  part,  still  is,  drawn ;  and  all  the  incidents  of  member- 
ship were  designed  to  accommodate  their  necessities,  and 
intended  to  serve  their  purposes.  It  is,  therefore,  asserted 
by  the  courts  of  Pennsylvania,  that  an  association  for  the 
"  accumulation  of  a  fund  by  the  savings  of  its  members,  to 
build  or  purchase  for  themselves  dwelling-houses  or  real 
estate,  or  to  enter  into  business ;'"  -  or  merely  for  the  pur- 
pose of  loaning  money  to  its  members,  not  expressing  any 
intention  to  further  the  erection  and  acquisition  of  home- 
steads,^ was  not  a  building  association  within  the  meaning 
of  the  Legislature.  And  the  courts  of  other  States,  hold- 
ing that  fundamental  object  in  view,  have  not  hesitated  to 
declare  contracts'    made    with    building  associations,  and 

'  See    North    America    Building  Butler  v.  Mut.  Aid,  L.  and  Inv.  Co., 

Association   2:    Sutton,  35    Pa.  463  (Ga. )  20  S.  E.  Rep.  loi. 

(opinion  of  Strong,  J.,  467);  People  ••  Parker  v.  The  Fulton  L.  and  B. 

z;.  Preston,    (N.   Y  )  35  N.  E.  Rep.  Association,  46  Ga.    166;   Mills   v- 

979;    Seibel    v.    Victoria    Building  Salisbury  B.  and  L.  Association,  75 

Association,  43  Ohio  St.  371.  X.  C.  292  ;   Latham  v.  Washington 

*Jarrett  v.  Cope,  68  Pa   67.  B.   and  L.  .Vssociation,  77  Id.  145; 

'  Kupfert   ~i\    Guttenberg  B.  and  Herbert  :•.  Kenton  B.  and  S.  .^sso- 

S.  Association,  30  Pa.  465:  and  see  ciation,  11  Bush  (Ky.)  296. 
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rules  ;uui   ic-uiaiioiis'    m.i(k-   I)\-   tlicni,   illcs^al   and   void, 
where  their  operalion  wa.s  sucii  as  lo  defeat  that  purpose. 

^  i>2.  As  a  mere  .savings  institution,  the  building  asso- 
ciation wonhl  never  have  recommended  itself  to  the  favor 
of  I.c«rislatures  to  so  unprecedented  a  degree."  As  a  mere 
hank  for  the  depositing  of  money  Iviug  idle,  for  the  pur- 
pixse  of  fructifying  it,  (ov  the  rich,  by  fleecing  the  needy,  it 
would  never  have  acquired  the  unusual  rights  it  exercises. 
Hut  the  idea,  the  possiliility,  of  making  membership  in  it 
the  means  of  raising  a  property-holding,  homestead-owning 
class  of  citizens,  precisely  among  those  whose  improvident 
habits  and  petty  earnings  had  hitherto  debarred  them  from 
the  blessing,  or  feeling  the  stimulus  of  the  prospect,  of 
owning  their  own  homes ;  the  desirableness  of  augmenting 
the  proportion  of  land-owners  among  the  working  classes, 
]\articnlarly  in  a  republic,  seemed  so  weighty  a  consideration 
in  the  minds  of  legislators,  that  they  were  willing,  in  ex- 
cliange,  to  make  a  sweeping  exception  to  many  of  the  best- 
.settled  rules  of  general  policy  applicable  to  dealings  be- 
tween man  and  man.  Rut  "  the  person,  whether  natural 
or  artificial,  to  whom  a  privilege  is  granted,  is  bound,  upon 
accepting  it,  to  render  to  the  public  that  service  the  per- 
formance of  which  was  the  inducement  of  the  grant ;  and 
it  is  because  of  such  obligation  to  render  service  to  the  pub- 
lic that  the  Legislature  has  power  to  make  the  grant."  ^ 

§  93.  If  a  building  association  invest  its  money  in  the 
purchase  of  real  estate  (looking  forward  to  an  increase  in 
its  value  for  the  realization  of  a  great  gain),  to  the  exclu- 
sion of  a  member  who  desires  the  whole  or  a  portion  of  that 
money,  to  enable  him  to  acquire  and  improve  real  estate 
of  his  own,  and  who  offers  acceptable  security  for  the  loan  ; 
it  is  doing  precisely  what  it  was  not  created  for.  It  is  ty- 
ing up  money,  whilst  its  business  is  to  let  it  circulate  ;  it 
is  making  large  gains  which  enrich  the  wealthy,  who  can 

■'n   V.    Nashville    Building  on  Building  Associations,)   pp.   10 

■  in,  2  Cold.   (Tenn.)   418;  se</q. 

llerl>ert  Z'.  Kenton  Building,  etc.,  •''Gordon,     etc.,    v.    Winchester 

■  ':»•  Building  and  Accumulating  Fund 

...r..y,    The    Working-  Association,  12  Bush  (Ky. )  no. 
man's  Way  to  Wealth,  (a  Treatise 
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afford  to  wait,  and  benefit  little  to  the  poor  who  stand  in 
need  of  immediate  accommodation  ;  it  is  incurring  great 
hazards,  when  its  business  is  intended  to  be  conducted  on 
slight  risk  and  moderate  profits ;  it  is  denying  its  assist- 
ance to  those  for  whose  advancement  it  was  endowed  with 
liberal  powers ;  it  is  making  membership,  with  its  con- 
tinual payments,  an  oppression  to  those  to  whom  it  was 
intended  to  be  a  blessing — denying  them  what  it  was 
meant  to  ensure,  and  forcing  upon  them  a  policy,  and 
drawing  them  into  speculations,  inconsistent  with  their 
necessities  and  resources  ;  and  it  is  defrauding  the  State, 
from  whom  it  holds  its  franchises  for  a  specific  end,  whilst 
adopting  the  xer\'  course  by  which  that  end  will  most  ef- 
fectually be  defeated  of  its  accomplishment. 

§  94.  Where  there  are  no  members  desiring  to  borrow 
the  association's  money,  its  investment  in  real  estate,  or 
any  other  enterprise,  may  or  may  not  be  proper,  according 
to  the  powers  granted  it.  But  where  the  question  is  be- 
tween a  member  who  desires  a  loan,  and  whose  standing 
and  proposed  securities  are  unexceptionable  after  the 
standard  adopted  by  the  association,  and  a  possible  invest- 
ment of  the  funds  in  real  estate,  or  by  way  of  loan  to  a 
stranger,  it  is  clear,  upon  principle,  that  the  member  should 
have  the  preference,  and  is  entitled  to  enforce  the  same 
against  the  officers  of  the  society,  who,  in  their  turn,  must, 
if  need  be,  be  enjoined  from  any  proposed  action  looking 
towards  a  depletion  of  the  treasury  by  such  outside  loans 
and  investments,  whilst  individual  members,  desiring  to 
take  loans,  and  entitled  so  to  do,  would  be  prejudiced  (in  a 
manner  and  to  an  extent  necessarily  incapable  of  adequate 
compensation  at  law)  by  such  action.  In  a  word,  the  as- 
sociation, being  in  funds,  is  bound  to  grant  a  desired  loan  to 
a  member  who  is  in  a  position  to  demand  it.' 

Ilij;:1n'st  Hi«l«l<'r  iu  Itcceivc  Ijoaii.     ^liniiiiiiia  Premiums. 

§  95.  It  is  equally  manifest,  that,  where  the  statute  or 
charter  directs  the  granting  of  the  loan  to  the  highest  bid- 

'  Bergman  r.  St.  Paul  Mut.  ber's  right  of  action  against  the  as- 
Building  .Association,  29  Minn.  2S2;  sociation  upon  its  promise  to  grant 
13  N.  \V.  Rep.  122.     .As  to  a  mem-       him  a  loan,  see  post,  'i  257. 


So 
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-Act.  the  iKTSoii  wlu),  upon  a  fair  cumpclitit)n,  occupies  that 
on,  is,  if  he  can  suhstaiilialc  his  claim  to  the  loan  by 
offerinjj  the  i>roper  secnrily,  absolutely  entitled  to  receive 
it.  If  the  (lirecli(Mi  is  contained  in  llie  statute  under  which 
llie  buiUlin!>  association  is  oroanized,  such  rij^ht  resides  in 
even-  nieinl)er,  notwithslandino-  a  provision  in  the  charter 
or  by-laws  intended  to  modify  it  by  fixing  a  minimum 
premium,  below  which  no  bids  will  be  accepted.  In  such 
case,  the  rule  which  established  the  so-called  "fixed 
premium  "  has  no  validity  whatever,'  and  its  operation,  to 
the  injnr>-  of  a  borrower,  may  by  him  be  set  up  as  a  de- 
fence, firo  tanto,  a.q:ainst  the  enforcement  of  his  debt  to  the 
association.-  But  it  must  appear  that  he  was  really  preju- 
diced bv  the  operation  of  the  illegal  rule.^  Therefore,  if 
the  premium  was  run  up,  even  to  an  extravagant  figure,  by 
mere  competition,  free  and  unfettered,  he  has  nothing  to 
complain  of  with  regard  to  the  rule  ;  for  it  has  in  no  wise 
affected  him,  and  he  can  base  no  claims  to  defalcation  upon 
the  ground  of  a  wrong  done  to  him  by  reason  of  it. 

Kij;lit    to   (laini    Loan   Depends  upon  Ability  to  I"\irnish 
Si'furity. 

§  96.  Again,  his  right  to  receive  the  loan  by  virtue  of 
being  the  highest  bidder,  depends  upon  his  ability  to 
furnish  the  requisite  security.^  What  security  may  be  de- 
manded by  a  society,  for  the  loans  which  it  grants  to  its 
members,  (unless  specifically  prescribed  by  statute  or 
charter),  is  within  the  proper  discretion  of  the  society  and 
its  directors  ;  without  conceding  to  them,  however,  the 
right  to  discriminate  arbitrarily  between  members,  imposing 
upon  any  particular  one  more  severe  conditions,  in  the  ab- 
.sence  of  substantial  reasons  therefor,  than  are  established 
in  the  generality  of  cases.  Usually,  the  security  exacted 
by  building  associations  is  that  of  mortgage  or  judgment, 

-     "e  r.  Greenville  Huilding  As-  ^  Orangeville     Mutual     Savings 

■■^».   29  Ohio  St.  92;  State  t'.  Fund     and     Loan     Association   v. 

The  Oljerlin  Building  and  Loan  As-  Voung,  9  W.  N.  (Pa.)  251. 

fiocjation.  35  Ohio  St  258;  Stiles'  '  Conklin   v.  People's  B.   and  L. 

•■^I'P-.  95  Ta    122,  and  see  post,  ?>!  Association,    41    N.   J.    Eq.    20;   3 

409,  et  seqq.  Centr.  Rep.  74. 
»  Stiles*  App.,  supra. 


§98.] 


RIGHTS   OF   MEMBERS. 


8i 


accompanied  with  an  assignment  of  the  borrower's  stock  in 
the  association.  But  the  latter  is  ordinarily  under  no  ob- 
ligation to  take  this  securit}'-,  to  the  exclusion  of  any  other, 
and  no  sort  of  equities  arise  against  it  by  reason  of  its 
deviation  from  what  may  be  the  usual  course.' 

Society  need  not   Inquire  into  Purpose  or  Api>lieation  of 
Loan. 

§  97.  Under  the  statutory  provision  referred    to,   and 

subject  to  the  proper  discretion  of  the  directors  as  to 
security,  the  highest  bidder  is  entitled  to  receive  the  loan 
irrespectively  of  the  purpose  to  which  he  proposes  to  devote 
the  money.^  This  doctrine  follows,  as  a  necessary  con- 
sequence, from  the  duty  of  the  association  to  give  its  money 
to  the  highest  bidder,  and  the  impracticability,  in  most 
cases,  if  deception  is  intended  to  be  practised,  to  supervise 
and  control  the  application  of  the  money  received  by  the 
borrower,  in  the  absence  of  direct  statutory  mandate  to 
that  effect.  It  seems,  however,  to  be  held  in  one  state, 
that  a  building  association  is  bound  to  see  to  the  proper 
application  of  the  money  loaned  by  it,  or  forfeit  the  right 
to  all  but  principal  and  interest  and  reasonable  fines  for 
non-payment  of  dues.^ 

Proportion   of  Loan   Grantablc,  to   Applicant's    Stockin- 
tcr<'st. 

§  98.  The  proportion  which  the  loans  grantable  to  any 

member  shall   bear  to  the  amount  of  stock  he  holds,  is 

usually  regulated  by  law.     As  a  general   rule,  it  may  be 

assumed,  that  he  is  entitled  to  receive,  by  way  of  loan  or 


'  Union  Kuihling  Loan  Associa- 
tion of  New  Brunswick  v.  The  ^la- 
sonic  Hall  Association  et  al.,  29  N. 
J.  Eq.  389;   and   see   post,    ^?  390- 

391- 

''Juniata  Building  and  Loan  As- 
sociation r.  ]\Iixell,  84  Pa.  313; 
Johnston  v.  Elizabeth  B.  and  L.  As- 
sociation, 104  Pa.  394;  Hagerman 
V.  The  Ohio  Building  and  Savings 
Association,  25  Ohio  St.  186;  and 
see  Manufacturers'  and  Mechanics' 
Sav.   and  Loan   Co.    v.  Conover,  5 


Phila.  (Pa.)  18;  Becket  v.  Union- 
town  Building  Association,  88  Pa. 
211;  Relief,  etc..  Association  v. 
Longshore,  8  Luz.  Leg.  Reg.  ( Pa. ) 
199.  It  has  been  long  recognized  in 
England  that  Building  associations 
need  not  look  to  the  application  of 
money  loaned  to  members.  Cut- 
bill  V.  Kingdom,  i  Exch.  494,  17 
L.  J.  Exch.  177. 

3  Pfeister   v.  Wheeling  Building 
Association,  19  W.  Va.  676. 
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ailvanccincnt.  an  amount  cciual  to  the  par  value  of  the 
shares  he  holds,  less  llu-  pivniiuiu.  Beyond  this  he  cannot 
claim,  nor  the  society  oranl,  any  aniount  by  way  of  loan  or 
advauccnient,  without  the  support  of  some  statutory,  charter, 
or  by-law  provision,  i;iviuo-  him  the  ri^rht  and  the  society 
the  ixnver.  vSweepin;^  discretion  is  sometimes  vested  in 
the  directors  in  such  cases  by  statute  and  by-law.  But 
even  when  this  is  not  the  case,  they  would  probably  be 
authorized  to  concede  a  loan  to  a  member  beyond  the 
fijjure  of  the  par  value  of  his  stock,  provided  they  may  lend 
money  to  strangers.'  From  such  they  have  the  right  to 
take  any  kind  of  security,  they,  in  the  proper  exercise  of 
of  their  discretion,  may  deem  sufficient."  They  need  not 
require  an  assignment  of  stock  as  collateral,  equal  to  the 
amount  of  the  loan,  or  any  assignment  of  stock  at  all.^ 
Wiiv,  then,  should  a  member  necessarily  be  in  a  worse 
position,  as  to  the  possibility  of  accommodation  out  of  the 
society's  funds,  than  a  mere  stranger,  so  long  as  he  can 
give  acceptable  security?'  The  right  to  grant,  in  such 
case,  unless  there  be  some  binding  restriction  somewhere, 
is  certainly  vested  in  the  directors  ;  but  the  right  to  demand 
does  not  reside  in  the  member,  except  by  virtue  of,  and  in 
the  manner  prescribed  by  the  provision  of  the  by-laws  of 
tlie  society.' 

l<i;;Iit  of  ^Vi(lulI•awal :  its  FoniHlattoii,  Nature,  aiul  Extent. 

§  99.  The  privilege  to  withdraw,  before  the  society's 
expiration,  without  being  subject  to  a  forfeiture  of  the 
money  already  paid  in,  is  one  of  the  most  valuable  of  an 
investing  member's  rights.  It  is  true  that  his  connection 
with  the  association  is  essentially  that  of  one  of  a  partner- 

'  See.  Cutbill  :■.  Kingdom,  i  Exch.  *  One  who  has  received  from  the 

494:    17   L.   J.    Hxch.     177;    Union  association  loans  in  excess  of  the 

Building  and  Ix)an  Association  v.  Hmited     amount     cannot      subse- 

Tlie   Masonic   Hall  Association,  29  quently    fnor   can    his    creditors) 

N.  J.  luj.  389.  deii}'  the  right  of  the  association  to 

*  Union  Building  and  Loan  Asso-  make   the    loans:     Building   Asso- 
-■'■-:   i^  The  Masonic  Hall  Asso-  ciation    v.    Arbeiter   Bund,  6  Bull- 

5"pra-  823,  cited   in  Thompson,  B.  A.,  p. 

'  Ih.  25. 

*  See  Cutbill  v.  Kingdom,  supra. 
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ship  for  a  definite  period  of  time,  entitled,  upon  its  expira- 
tion, to  reap  the  harvest  of  his  investments  in  the  enter- 
prise. In  becoming  a  member  of  the  association,  he  does 
so,  ostensibly,  at  least,  with  the  pnrpose  of  remaining  in  it 
to  the  end,  bearing  his  part  of  all  its  bnrdens,  and  finally 
sharing  all  its  profits  in  the  same  proportion.  His  failure 
to  continue  in  the  concern,  therefore,  is  essentially  in  the 
nature  of  a  breach  of  contract,  upon  which  the  loss  of  his 
previous  contribution  might,  not  unreasonably,  be  held  to 
follow.  But  circumstances,  unforeseen  at  the  time  of  his 
assumption  of  membership,  may,  without  any  wrong  on 
his  part,  make  a  severance  of  his  connection  with  the  as- 
sociation desirable,  imperative.  A  prudent  person  may  be 
supposed  to  take  such  a  contingency  into  consideration 
when  about  to  join  the  society.  If  now,  upon  entering, 
he  had  the  alternative  only  of  sticking  to  it  till  to  its  close, 
or  losing  what  he  has  paid  in,  or  even  all  interest  upon 
what  he  has  paid  in,  the  prospect  would  deter  many  who 
would  make  good  and  conscientious  members,  but  \yho 
could  not  fail  to  remember,  that,  through  some  one  of  the 
numerous  contingencies  to  which  men  are  liable,  the  pay- 
ments incident  to  membership  might,  some  day,  become 
too  heav}'  a  burden  for  them  to  carry  ;  or  that,  by  reason  of 
removal  from  the  seat  of  the  corporation,  their  keeping  up 
might  be  rendered  impracticable.  A  provision,  as  politic 
in  the  interests  of  the  building  association,  as  just  and  re- 
assuring to  its  members,  is,  therefore,  made  an  integral 
part  of  the  scheme,  viz.  :  that  a  member  desiring  to  with- 
draw shall  be  allowed  to  do  so,  upon  proper  notice  given 
to  the  association  of  his  intention,  and  with  the  privilege 
of  receiving  from  it  what  he  has  paid  in  by  way  of  sub- 
scription (after  deduction  of  all  fines  and  charges  against 
him,  and  of  his  proportionate  share  of  the  expenses  of  the 
enterprise,  to  the  date  of  his  withdrawal),  together  with 
such  share  of  the  profits  of  the  association  as  may  appear 
just  and  warranted   by  its  business,'     And  a  provision  in 

'  A  certificate  of  shares  which  having  been  niarle,  the  shareholder 
declares  ilsi;lf  to  be  "redeemable  being  entitled  to  receive  the  amount 
in  cash  after  24  payments  thereon      paid    in    on    his   shares,    together 
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the  bv-laws  in  oxistcncc  at  the  lime  of  a  person's  connec- 
tion with  the  association,  ^ivinj^  the  rii;ht  of  withdrawal, 
assumes  the  force  of  a  contract  between  him  and  the  cor- 
IxiratioM.  and  creates  a  vested  ri^ht  to  withdrawal  in  the 
former,  to  this  extent  that  the  right  of  withdrawal  cannot 
snhse(iuently  be  taken  away  by  a  repeal  of  the  by-law 
without  his  consent.' 

Kiu'lit  <<»  Witliilraw  (loos  not  Involve  Kiglit  to  Account  of 
rrolits, 

§  loo.  It  must  be  well  understood  that  such  a  business 
does  not  give  the  withdrawing  members  the  right  to  ask 
an  accomit  of  his  payments  into,  and  of  the  profits  made 
thereon  by,  the  association.  No  such  liability  can  be  re- 
cognized on  its  part.  Its  contract  with  the  members  never 
was  to  hold  his  deposits,  like  a  bank,  subject  to  his  call, 
and  at  the  same  time,  like  a  factor,  to  be  accountable  to 
him,  at  any  moment,  for  the  gains  made  by  the  turning 
over  of  these  deposits.  It  is  a  business  venture,  staked 
upon  the  achievement  of  a  certain  object,  possibly  within 
a  certain  space  of  time.  When  that  object  is  accomplished, 
or  that  limit  of  time  exhausted,  the  contract  between  the 
member  and  the  association  calls  for  an  account  at  the 
hands  of  the  latter.  Previously  to  the  happening  of  that 
contingenc>-,  there  is  no  such  liability  resting  upon  it.  Nor, 
in  the  nature  of  things,  could  it  reasonably  be  implied. 

§  loi.  The  whole  business  and  operation  of  a  building 
association  is  based  upon  the  idea  that,  as  to  the  contributor, 
it  stands  in  a  trust  relation  in  respect  of  the  funds  con- 
tributed.* It  receives  them  and  administers  them,  and 
finally  accounts  for  them  to  the  contributor,  and  for  the 

with  6per  cent,  interest," — was  held  Y.  Supp.  835.    To  the  extent  above 

to  be  redeemable  only  at  the  op-  indicated  these  decisions  are  doubt- 

tion  of  the  association,  and  not  to  less  correct;  beyond  it,  as  will  ap- 

give    the   shareholder  a  right    of  pear  hereafter,  they  are   not  in  ac- 

suit:     Peters  i<  Association,  12  Pa.  cord    with  principle  or  the  most 

C.  C.  Rep.  192.  modern  and  best  considered  author- 

'  Holyoke  Building  and  Loan  As-  ities. 

sociation   v.   Lewis,   i    Colo.   App.  «  But  the  member  has  no  claim  to 

127,27  Pac.  Rep.  872;  Englehardt  or  property  in  a  specific  fund,  made 

V.  Fiah  Ward   Perm.    D.  Sav.  and  up   of  his  payments,   etc.,   in   the 

L.  Ass'n,   (Super.   Ct.   Buff.)  25  N.  hands  of  the  association;  the  money 
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profits  made  by  their  investment,  and  the  losses  and  ex- 
penses incident  thereto  thronghout  the  whole  period  of  its 
running.  Whatever  may  be  thought  of  the  policy  of  thus 
putting  one's  funds  out  of  one's  own  control,  and  into  the 
hands  of  agents  and  trustees  for  management  and  invest- 
ment, during  a  long  number  of  years,  this  is,  nevertheless, 
precisely  what  is  done.^  It  is,  moreover,  what  is  contem- 
plated at  the  outset.  The  association  is  to  run  until  the 
shares  are  worth  a  certain  amount,  subject  to  the  limit  im- 
posed by  statute  or  charter  upon  the  length  of  time  allowed 
for  the  attainment  of  this  result,  or  the  duration  of  the 
company.  As  soon  as  this  happens,  the  society  becomes 
liable  to  account  to  the  members  ;  for  then  their  mutual 
dealings  cease,  and  an  adjustment  becomes  necessary.  In 
the  mean  time,  the  stockholder  has  agreed  to  continue  his 
payments  upon  his  shares,  and  his  money  goes  into  the 
general  fund,  and  is  administered  and  managed  by  the  as- 
sociation, for  his  own  advantage  and  that  of  his  fellows.  It 
would  be  a  matter  of  great  difficulty,  at  any  stage  interven- 
ing between  the  commencement  of  the  society  and  its 
winding-up,  to  give  an  exact  account  of  what  has  been 
done  with  any  particular  shareholder's  contributions,  or 
even  generally  with  their  equivalent,  without  pretending 
to  trace  its  source ;  to  tell  how  much  has  been  realized 
upon  them  in  the  way  of  profits;  how  much  of  them  has 
been  spent  to  answer  the  necessities  of  the  management ; 
how  much  of  them  has  been  lost  by  misfortunes  and  acci- 
dents of  ever>^  kind,  to  which  investors  of  money  are  ex- 
posed. It  is  a  difficulty  which  amounts  to  a  practical  im- 
possibility." The  present  value  of  the  stock  depends  upon 
the  length  of  time  during  which  payments  upon  it  will 
have  to  be  made,  in  order  to  raise  it  to  the  required  figure. 
The  shorter  that  period,  the  greater  its  present  worth. 
Much  of  the  property  of  a  building  association  consists  of 
securities   of  various  kinds,   taken,   as  is  usual,  to  cover  a 

he  pays  in  becomes  the  money  of  cuinulalinfj    I'und    Association    v. 

the  association,  just  as  in  the  case  Webster,  25  Barb.  (N.  Y. )  264. 

of  a  banker:  Atwoo  1  r/.  Dumas,  149  *  Watkins  v.  The  Working-men's 

Mass    167;  21  N.  E.  Rep.  236.  Buildin*;  and  Loan  Association  of 

'  Citizens'   Mutual  Loan  and  Ac-  Hyde  Park,  97  Pa.  514. 


&0 


TIIH    LAW   or   BUmulNG    ASSOCIATIONS.  [CH.  VI. 


far  greater  proportion  t)!"  ihc  value  of  the  real  estate  upon 
which  ihey  are  liens,  than  would  be  allowed  by  individuals 
or  corporations  prohibited  from  recoverino;  usurious  inter- 
est. How  niueh  will  be  realized  from  these  securities  it  is 
beyond  human  foresi«^ht  to  tell.  Much,  too,  of  the  prop- 
erty consists  of  real  estate,  purchased  to  save  debts  secured 
upon  it,  or,  where  that  is  legally  within  the  association's 
powers,  for  purposes  of  investment.  What  these  assets  may 
be  worth  upon  the  termination  of  the  enterprise,  or  within 
the  next  few  years,  considering  the  rises  and  falls  in  the 
real  estate  market,  is  again  a  thing  which  no  man  can  find 
out.  It  is  by  waiting  and  taking  advantage  of  the  oppor- 
tunities of  the  moment  that  they  are  made  paying  to  the 
association,  and  whether  that  moment  shall  arrive  sooner 
or  later,  or  not  at  all  within  the  society's  corporate  life, 
cannot  be  foretold.  Yet  another  important  factor  in  esti- 
mating the  probable  value  of  the  stock  upon  dissolution, 
would  have  to  be  the  relative  and  always  fluctuating  pro- 
portion between  borrowing  and  investing  members  (uiDon 
the  frequency  of  the  former  of  which  largely  depends  the 
prosperity  of  the  society),  and  the  extent  of  the  premium 
which  borrowers  may,  from  time  to  time,  be  found  will- 
ing to  concede, — a  matter  wholly  controlled  by  the  money 
markets  of  the  country,  and  the  prevailing  rates  of  interest 
among  men.  The  incalculable  items  of  expenses  in  litiga- 
tion, which  may  or  may  not  become  necessary  in  collecting 
debts  owing  the  society,  of  the  promptness  or  tardiness  of 
contributing  members,  and  innumerable  minor  considera- 
tions, all  directly  tending  either  to  augment  or  decrease 
the  chances  of  a  speedy,  profitable  winding-up,  must  be 
taken  into  the  account.  All  of  them  unite  in  making  any- 
thing like  an  approximation  of  the  present  value  of  any 
one  share,  upon  any  given  day, — having  due  regard  to  the 
fact  that  here  is  an  enterprise  whose  character  is  to  be 
judged  of  as  a  whole,  and  in  which  no  one  person  con- 
cerned shall  have  an  advantage  over  any  other, — an  ab- 
solute impossibility.  Nor  can  the  association  be  called 
upon  to  perform  such  an  impossibility.' 
'  See  post,  ^2  480-482. 
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Amount  W  itluliawable  by  any  Member. 

§  102.  Where,  as  formerly  in  Connecticut,  tlie  shares  of 
a  buildinof  association  are  a  res^iilar  feature  in  the  stock 
market,  and  have  an  ascertainable  value  by  reason  of  that 
fact,  the  difficulty  in  doing  exact  justice  to  a  withdrawing 
member  is  very  readily  removable/  Where,  however,  that 
is  not  the  case,  the  most  satisfactory  expedient  is  that  of 
allowing  him  to  take  out  what  he  has  paid  in,  less  fines  and 
other  charges  still  owing  from  him,  and  a  proportionate 
share  of  the  expenses  of  the  business  to  date,  and  add  to  it 
such  a  sum,  as  his  share  of  the  common  profit,  as  may  be 
deemed  proper  by  the  society. 

Statutory  Terms  of  WithdraAval. 

§  103.  In  order  to  put  this  right  upon  a  firm  basis,  and  to 
secure  members  against  any  kind  of  unfairness  or  op- 
pression, to  which,  at  the  hands  of  the  building  association, 
they  might  become  exposed,  it  is  usually  established  and 
defined  in  the  statutes  governing  the  incorporation  of  such 
societies.  The  right  of  withdrawal  is  conceded  to  every 
unadvanced  member  in  good  standing,  upon  certain  notice 
given  to  the  society  of  his  intention  to  withdraw.  The 
proportion  of  the  profits  he  may  claim  is  usually  left  to  the 
discretion  of  the  association,"  with  the  provision  sometimes 
added,  that  members  who  have  been  such  for  less  than  one 
year,  shall  not  be  entitled  to  any  profits,  unless  by  the  grace 
of  the  association,  and  that  only  a  certain  proportion  of 
its  funds  shall,  at  any  one  time,  be  applied  in  satisfying 
withdrawino^  members. 


*C5 


Charter  and  I5y-L  nv  Provisions  as  to  AVitlidrawal,  Incon- 
sistent with  StatMt<',  Voifl. 

§  104.  Where  these  details  are  prescribed  by  the  statute, 
no    charter    or    ])y-la\v    provisions   can   var}-  them   to  the 

'See  Babcock  f.  The  Middlesex  share  of  profits  as  the  directors  may 

Savings  Bank   and   Building  Asso-  determine,  they  must  allow  some. 

ciation,    28   Conn.    302.     Even   in  Fleming  v  Salf,  18J   P.  296;  23  L. 

such  cas'c:  the  withdrawing   mem-  T.   Rep.   63;  Kay,  51S;  S.   C,  upon 

bar  is  liable  to  his  share  of  losses  appeal,  3  Eq.  Rep.  14;  24  L  T.  Rep. 

and  expenses  incurred.  loi;  18  J.  P.  772;  24  L.  J.,  Ch.  29; 

*  Wiiere  the  statute  or  rules  give  i  Jur.,   N.   S.  25;  3  \V.  R.  89;  3  De 

the  right   to  withdraw,  with  such  G.,  M.  and  G.  987. 
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projiulicc  of  wilhclrawiiij^  nicmbcrs  ;  and  where  the  charter 
specifics  them,  any  by-hiw  inconsistent  therewith  is,  of 
course,  void.'  It  is,  however,  in  snch  case,  necessary,  that 
the  jx^rson  desirins^  to  withdraw  with  the  benefits  ordained 
bv  liie  statute,  put  liiniself  into  the  proper  position  by  com- 
plyiiij^  slrictlv  willi  the  requirements  and  formalities  called 
for  by  the  same,  and  also  with  all  regulations  made  by  the 
society  not  inconsistent  with  it,"  As  soon  as  he  has  done 
so,  his  rig:hts  against  the  association  are  perfected,  no  matter 
what  may  be  the  provisions  of  its  own  rules.  Thus,  where 
the  statute  gives  the  right  to  withdraw  with  certain  bene- 
fits, after  the  expiration  of  the  first  year  of  membership, 
upon  thirty  days'  notice  to  the  society,  whilst  the  charter 
of  the  association  provides  that  "  members  may  withdraw 
onh-  on  good  and  sufficient  cause  shown,  to  be  judged  of 
by  the  Board  of  Directors ;  "  a  person  who  has  complied 
with  the  requirements  of  the  statute  alone  is  held  entitled 
to  its  full  benefit,  and  the  charter  provision,  inconsistent 
with  it,  is  utterly  void.^  Equally  inoperative,  under  the 
same  statute,  is  a  by-law  assuming  to  compel  withdrawing 
members  to  compete  for  the  priority  of  payment  of  their 
claims.*  And  the  law  governing  in  such  case  is  that  in 
force  at  the  time  the  charter  was  granted,  and  nnder  which 
it  was  granted.^ 

'I'fiiiis   or  Uitlidrawal,  Deviating-  from  Prescribed   Kiile, 
iiia.v  Heeoiiie  l$iii<liiigf  on  Society. 

§  105.  Where,  however,  the  operation  of  the  variance 

between  the  rule  adopted  by  the  society,  and  the  provision 

of  tlie  statute,  is  in  favor  of  the  member,  and,  upon  the 

wlir.lr-.  adverse  to  the  society's  interests,  in  strictness  it  may 

"Any  attempt  on  the  part  of  494;  Booz'sApp.,  109  Pa.  592.     And 

the    corporation,     by    by-laws    or  see  post,  §^  105-107. 

otherwise,  to  deprive  a  member  of  3  See    Rlioads    v.    Hoernerstown 

a   riKht  secured  to  him  by  the  cor-  Building  and  Savings  Association, 

porate  articles,  is  an  excess  of  its  82  Pa    i8o  {185). 

authority:"     Bergnian  v.  St  Paul,  •"  Rorlgers   v.  S.  W.  Mutual   Sav- 

etc,  Association,  29  Minn.  275;  13  ings   Fund   and   Building  Associa- 

N.  \V.  Rep.  120.  tion,  7  W.  N    (Pa.)  95 

*  Security    Loan    Association    v.  s  Miller  v..  Jefferson  Building  As- 

Lake,  69  Ala.  456;  Hartford  v.  Co-  sociation,  50  Pa.  32. 
op.  Mut  Homestead  Co. ,  128  Mass. 
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be  equally  ultra  vires ;  yet  this  plea  cannot  be  set  up  by 
the  society  when  it  has  derived  benefit,  even  if  only  of  a 
temporary  kind,  from  the  member  acting  under  it,  or  has 
placed  him  in  such  a  position  in  consequence  of  his  relying 
upon  the  rule,  that  he  would  be  injured  by  its  abrogation.^ 
This  doctrine  rests  upon  the  ground  of  equitable  estoppel, 
whereby  no  party  may  be  suffered  to  induce  another  to 
change  his  condition,  and  then  prejudice  him  by  conduct 
inconsistent  with  the  prospects  held  out  to  him.  Nor,  on 
the  other  hand,  is  the  party  benefited,  that  is,  the  member, 
a  proper  one  to  raise  objection  to  the  validity  of  the  ar- 
rangement.- And  though  he  repudiate  it,  he  is,  where  it 
has  been  partly  carried  out,  entitled  to  its  benefits.^  That, 
in  general,  arrangements  of  this  kind  are  lawful,  has 
already  been  seen.^ 

Kegiilation  of  AVithdra Avals  by  Charter  or  By-Laws.    Con- 
struction. 

§  106.  In  the  absence  of  any  statutory  provision  upon 
the  subject,  the  matter  of  the  terms  of  withdrawal  is  open 
to  regulation,  either  by  charter  and  by-laws  passed  in  ac- 
cordance therewith,  or  by  by-laws  alone.^  Whatever  regu- 
lations may  thus  be  adopted  and  conditions  imposed  by  the 
society,  so  long  as  they  are  not  contrary  to  the  spirit  of  the 
charter,  to  the  laws  of  the  State  and  of  the  Union,  will  be 
binding  upon  all  parties.  Where,  for  example,  the  by-laws 
require  notice  of  withdrawal  to  be  given  to  the  directors,  a 
notice  given  to  a  special  meeting  of  members  is  not  a  suf- 
ficient notice,  though  every  officer  and  director  be  actually 
in  attendance.*'  The  association  may,  indeed,  waive  literal 
compliance  with  them  on  the  part  of  a  member,  either  in 
his  special  case  or  by  a  general  line  of  conduct.  Thus  a 
by-law  requirement  of  thirty   days'  written   notice  to  the 

'Eyre   v.    Building  Association,  ^  See  Ibid. ;  but  also,  post,  2?  i45. 

17   Leg.    Int.    (Pa. )  14S;    Miller  z*.  146. 

JefTerson   Building   Association,  50  ■•  See  ante,  ?  82. 

Pa.    32;     Archer     v.     Harrison,    7  *  Fitzgerald     v.    Hennepin    Co., 

De   G.,  Mac  and  G.  404;  3  Jur.,  N.  etc..  Association,  (Minn  )  57  N.  W. 

S.  191;  and  see  post,  \  325.  Rep.  1066. 

*  See    Hoboken    Building    Asso-  «  Assigned  Estate  of  Wm.  Brown 

ciation  z/.  Martin,  13  N  J.  Eq.  428.  Building   Association,     12    W.    N. 

(Pa.)  207. 
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secretarv  was  held  to  be  waived  In  the  association  where  it 
was  proved  that  the  hitter  had  unirormly  treated  a  mere 
oral  notice  to  one  actinj^-  for  the  secretary  as  a  substantial 
compliance  with  it.'  If,  on  the  other  hand,  the  rej^ulations 
relalinj;  to  withdrawals  are  not  explicit,  or  admit  of  several 
interpretations,  the  Icanin.cf  of  the  courts  is,  to  favor  the 
mcniber  as  a^i;ainst  the  buildino;  association,  and  to  give  to 
his  liberty  the  benefit  of  any  doubt.  Thus,  the  by-laws  of 
an  association  provided  that  "  in  case  any  member,  by  rea- 
son of  sickness,  removal,  or  through  misfortune,  is  unable 
to  continue  the  payment  of  his  subscription,  he  may  give 
notice  to  the  secretar)-  of  an  intention  to  withdraw  from 
the  association,  aud  in  case  the  directors  are  satisfied  as  to 
the  grounds  of  withdrawal,  his  whole  amount  of  subscrip- 
tion shall  be  returned,  except  the  entrance  fee  ;  "'^  and  that 
"  any  person  wishing  to  withdraw  for  the  above  reasons,  or 
otherwise,''  and  who  shall  have  been  a  member  for  a  cer- 
tain length  of  time,  "  and  be  clear  of  the  books,"  shall  be 
entitled  to  certain  interest  on  that  amount.  It  was  held 
that  any  person  having  been  a  member  for  the  period  of 
time  specified,  and  being  "  clear  of  the  books,"  might  with- 
draw without  leave  of  the  directors,  and  was  entitled  to  the 
benefits  set  forth  in  the  by-laws.^  The  requirement  of  the 
directors'  approval  applied  only  to  those  who  wished  to 
withdraw  for  the  reasons  given  in  the  by-laws,  and  who  had 
not  been  members  for  the  specified  time. 

OHU-ers  Cuiiiiot   Exercise  Discretion  in  Approvinjf  With- 
diMwals  Arl)itrarily. 

§  107.  Nor  have  the  officers,  vested  wath  such  power  of 

approval  by  the  rules  of  the  society,  the  right  to  exercise 

it  capriciously,  unreasonably,  or  oppressively.     The  rules 

of  a  building  association   provided,  that,  if  any   member, 

'  McKeiiney   v.    Diamond    State  payment    for  which    the    member 

Loan    Association,   (Del.)    18   Atl.  may  subsequently  claim  credit,  un- 

Rep.  905.  der  any  circumstances.     Barker  v. 

»  Entrance  fees  in  building  asso-  Bigelow,  15  Gray  (Mass.),  130. 

c»''»* -■•  properly  applicable  to  ^  puHgr  z/.    Salem   and   Danvers 

Ibc              :^'e  of  the  ordinary  ex-  Loan    and    Fund    Association,    10 

peases  of  the  association,  and  are  Gray  (Mass.),  94. 
not  to  be  considered  a  deposit  or 


§  Io8.]  RIGHTS  OF   MEMBERS.  9 1 

bv  reason  of  sickness,  removal  from  the  citv,  or  misfor- 
tune,  were  unable  to  continue  his  subscriptions,  he  should 
give  notice  of  his  intention  to  withdraw  ;  and  in  case  the 
Board  of  Trustees  were  satisfied  as  to  the  grounds  of  with- 
drawal, the  whole  amount  of  subscriptions  paid  in  by  the 
member  should  be  returned  to  him.  A  member  gave  no- 
tice, in  due  form,  of  his  intention  to  withdraw,  on  the 
ground  that  he  was  "  no  longer  able  to  continue  the  pay- 
ment of  his  subscriptions  to  the  association,  owing  to  vari- 
ous misfortunes,  losses  in  business,  sickness  in  his  family, 
and  the  rigor  of  the  times."  The  approval  of  the  trustees 
being  withheld,  suit  was  brought  by  the  member  against 
the  society.  It  was  held  that  he  must  be  permitted  to 
prove  the  truth  of  his  alleged  grounds  of  withdrawal, 
which  were  set  forth  in  his  complaint  and  denied  in  the 
building  association's  answer  ;  and  that,  if  he  proved,  upon 
these  grounds,  his  total  inability  to  continue  his  subscription, 
and  that  there  was  nothing  in  the  pecuniary  circumstances 
or  condition  of  the  building  association  furnishing  anv  rea- 
son  why  the  money  paid  into  it  should  not  be  returned,  he 
might  recover  it  back,  although  the  Board  of  Trustees  may 
not  have  declared  themselves  satisfied  as  to  the  grounds  of 
his  withdrawal.  This  approval,  it  was  said,  could  not, 
under  any  and  all  circumstances,  be  an  indispensable  con- 
dition to  a  member's  right  to  withdraw  and  receive  back 
his  money  ;  or,  rather,  the  trustees  had  not  the  right  to 
withhold  their  consent  arbitrarily,  when  no  ground  existed, 
or  could  be  suggested,  for  their  so  doing.' 

Liinitiif ion  Upon  Hi<;lit  to  Withdniw. 

§  io8.  The  right  of  withdrawal,  however,  exists  and 
may  be  exercised  only  while  the  association  is  a  going  con- 
cern or  the  series  to  which  the  stock  belongs  running.  It 
cannot  be  exercised  when  the  stock  has  reached  par,  and 
the  as.sociation  or  series  exists  only  for  the  purpose  of  liqui- 
dation.'    Nor,  as  has  been  settled  in  England,  can  it  be  ex- 

'  Wetterwulgh   v.  The    Knicker-  tion  v.  Sperring,   io6  Pa.  334.     Or 

bocker  Building  Association,  2  Bos-  after  a  winding-up  order:  Brownlie 

(N.  Y. )  381.  V.  Russell,  8  Ajip.  Cas.  235. 

*  Laurel    Run   Building  Associa- 
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crci.scil  wIktc  thi-  a.'^.sociation  is,  at  llic  time,  known  to  be 
insolvent.'  The  provisions  for  withdrawal  arc  not  intended 
to  apply  to  the  latter,  any  more  than  to  the  former  case. 
"  It  wonld  l)e  altooether  nnreasonable  to  snppose  that  it 
was  inlentled  in  the  event  of  insolvency  to  permit  one  set 
of  members  to  escape  from  liability  at  the  expense  of  the 
others.  .  .  The  rule  (as  to  withdrawals)  seems  .  .  .  not  to 
contemplate  any  snch  eontino;ency  as  a  suspension  of  its 
business,  and,  therefore,  only  to  provide  for  a  withdrawal 
from  the  society  while  it  was,  or  was  believed  to  be,  still 
solvent."  -  That  this  doctrine  is  correct  as  far  as  it  goes  is 
self-evident.  l>nt  there  is  no  reason  why  it  should  not  go 
a  step  further  by  omitting  the  qualification  introduced  by 
reference  to  the  notoriety  of  the  fact  of  insolvency.  Apart 
from  the  consideration  that  one  who  knows  the  association 
to  be  insolvent  is  guilty  of  bad  faith  towards  his  fellow- 
members  when  he  attempts  to  get  himself  paid  at  their 
cost,  there  is  every  bit  as  much  reason  why  an  actual  state 
of  insolvency,  though  unknown  at  the  date  of  the  giving 
of  a  withdrawal  notice,  should  prevent  it  from  becoming 
effectual.  The  payment  of  the  claims,  in  the  one  case,  as  in 
the  other,  wonld  give  an  nnfair  advantage  to  the  with- 
drawing and  entail  an  undue  injury  upon  the  remaining 
members.  Accordingly,  it  has  been  decided  in  Pennsyl- 
vania, that  the  fact  of  insolvency  of  an  association  nega- 
tives the  right  of  any  one  to  obtain  a  priority  over  his  fel- 
lows by  giving  notice  of  withdrawal.^  "  The  right  of  with- 
drawal presupposes  that  at  least  a  relative  proportion  of  the 
a.s.sets  will  remain  for  the  benefit  of  those  who  continue  to 
be  active  members  of  the  association."  '  Whilst,  therefore, 
it  lias  been  held  that  members  who  had  given  notice  to 
withdraw,  and  whose  notices  had  matured  before  the  so- 
ciety's insolvency  was  manifest  or  declared,  were  entitled 
to  stand  upon  their  rights  as  withdrawing  members,  even  to 

'  In  re  Sunderland,  etc.,   Build-  Hanney  v.  Building  Association,  16 

in^Soc,  24Q.  B.  D.  394;  Kemp  c'.  W.    N.    450.     See    also    Criswell's 

WriKht.  [1891]  2  Ch.  462.  App.,  roo  Pa.  48S. 

*ln  re  Sunderland,  etc.,  B.  See,  '  Christian's  App.,   supra,  at    p. 

supra,  at  p.  403,  per  .Mathew,  J.  189. 

•Christian's  App.,   102   Pa,  184; 
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the  detriment  of  those  who  had  not  withdrawn  or  whose 
notices  had  not  matured ; '  the  better  and  more  logical 
doctrine  won  Id  seem  to  be,  that  the  existence  of  a  state  of 
insolvency  at  the  time  of  the  g-iving  of  the  withdrawal 
notice,  ascertained  at  any  time  before  actual  payment  of  the 
claim,  renders  the  notice  abortive  and  destroys  the  right  to 
withdraw  or  to  claim  any  benefit  nnder  the  notice  already 
given.  This  principle  does  not,  of  course,  invalidate  set- 
tlements already  made  in  good  faith  with  withdrawing 
members,  who  have  been  paid  out,"  nor  subject  the  right 
of  withdrawing  members  to  claim  pa}-ment  in  accordance 
with  the  provisions  relating  to  withdrawals  to  jeopardy 
by  reason  of  causes  of  insolvency  arising  after  notice  of 
withdrawal.^ 

Effect  of  Notice  of  Witlidnnval. 

§  109.  The  status  of  a  member  who  has  given  notice  of 
withdrawal  is  to  some  extent  a  peculiar  one.  Ordinarily, 
under  the  rules  of  the  association,  he  has  no  right  to  ex- 
ercise the  general  functions  of  a  member.  Indeed,  his 
doing  so, — as  where,  after  giving  notice  of  withdrawal,  he 
by  proxy,  knowingly  and  intentionally  participates  as  a 
stockholder  in  the  deliberations  of  stockholders'  meetings, — 
has  been  held  to  be  a  waiver  of  his  right  to  withdraw 
under  said  notice.^  Nor  can  he,  properly  speaking,  transfer 
the  stock   which  he  has  given  notice  of  his  desire  to  with- 

'  Walton  V.   Ed.t,fe,   10  App.  Cas.  fairs.     In   INIcKenney  v.  Diamond 

33;    Barnard   v.   Tomson,    [1894]  1  State  Loan  .Association,    (Del.)   18 

Ch.  374.  Atl.   Rep.   905,  it  seems  to  be  held 

*  Re  Sheffield,  etc..  Building  th.it  one,  who,  at  the  time  when 
Soc,  22  Q.  B.  D.  470:  and  see  Booz's  an  a.ssociation  is  partially  insolvent, 
App.,  1091*3.592;  Miller  z'.  Jeffer-  gives  notice  of  withdrawal,  is  en- 
son  Building  A.ssociation,  50  Pa.  32;  titled  to  recover  from  it  the  present 
Wangerien  v.  Aspell,  42  Ohio  vSt.  worth  of  his  stock  {i.  <?.,  the  ag- 
655,  24  N.  E.  Rep.  405.  gregate   of  what   he  has  paid   in, 

'Christian's  -App.,    102   Pa.   1S4,  with  interest  from  the  time  of  pay- 

189;  Browne  v.   Sanders,   20  D.  C.  ment)   less  fines,   interest  and   in- 

455,   20  Wash.   L.   Rep.    277,    283.  surance  due  from  him,  as  provided 

Losses  thus  arising  are  the  losses  of  by  the  l)y-laws,  but  not  losses  and 

the   withdrawing    member's  a.sso-  expenses. 

elates,   and   not  his,   he  having  no  *  Decatur  Building  and  Investm. 

longer   any   responsibility   in   the  Co.    v.    Neal,    (Ala.)    12   So.    Rep. 

management  of  the  corporate  af-  780. 
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(Inuv  ;  thouj^li  ho  is  at  liberty,  before  beiui;  fulh-  paid  by 
the  as.sociati«>n,  to  a.ssij^n  and  transfer  the  IxiUincesdue  him 
from  it  to  a  nieniber  of  the  assoeiation  or  to  any  other  per- 
son.' Ihit,  dnrinj^  the  period  whieh  his  notiee  has  to  run 
before  the  assoeiation  is  bound  to  pay  him  out,  he  docs  not 
ee.jse  to  be  a  nuMuber.  Thus  "prima  facie,  a  three  mouths' 
notice  to  withch-aw  means  a  notice  to  withdraw  at  the  end 
of  the  three  months  for  whieh  the  notice  is  required."- 
Ilenee,  in  the  interval  between  the  giving  of  the  notice  and 
its  maturity,  "  the  true  mode  of  describing  him  (the  with- 
drawer)  is  to  describe  him  as  a  member  who  has  given 
notice  of  withdrawal,  and  is  entitled  to  payment.""'  His 
membership  is  onh-  determined  after  the  expiration  of  the 
required  period  of  notice.'  Remaining,  however,  up  to 
that  point  of  time,  a  member  of  the  association,  it  has  been 
held  that  he  is  to  be  counted  as  such  in  ascertaining  the 
statutory  majority  necessary  for  dissolution,'"'  and  affected 
by  rules"  and  resolutions  adopted  by  the  association, 
though  touching  the  very  right  which  he  is  endeavoring  to 
exercise.  Thus,  after  notice  of  withdrawal  had  been  given 
by  a  member,  the  rules  of  the  association  were  so  altered  as 
to  empower  the  directors  to  pay  off  withdrawal  claims  of 
less  than  a  certain  amount  in  priority  to  those  exceeding 
the  same.  The  member,  whose  claim  belonged  to  the 
latter  class  and  was  postponed  by  the  new  rule  was  never- 
theless held  bound  by  it."  Again,  it  was  held  competent 
for  the  members  of  a  building  society  by  an  instrument  of 
dissolution  '  to  vary  the  rights  of  members  under  the  rules 
by  a  provision  that  members  who  had  given  notice  of  with- 
drawal should  have  no  preference  or  priority  over  members 

'  See  Hendighausen  and   Wolff,  Walker,    2  Jiir.,  N.  S    13;    20  J.  P. 

Rec'rs  v.  Tisher,  50  Md.  583.  53;  26  L.  T.  Rep.  182;  2  Kay  and  J. 

*  Sibun  z:  Pearce  (C.  A. ),  44  Ch.  211,  that  a  member  is  not  bound  by 
l^-  354.  3^'.  per  North,  J.  new  rules  made  after  giving  notice 

'  Ibid.,  p  371,  per  Lindley,  L.  J.       of  intention  to  withdraw. 

*  See   U.   S.  Building  and   Loan  '  Pepe  v.  City  and  Suburb.  Perm. 
A '-rin    i:    Silverman,    85    Pa.       Building  Soc,  [1S93]  2  Ch.  311. 

*  Under  ^  32  of  the  Building  So- 
» Sibun  v.  Pearce,  supra.  cieties  Act  of  1874. 

*  It    was    held    in   Arniitage    v. 
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who  had  not  given  snch  notice.'  In  answer  to  the  claim, 
that,  at  the  time  of  giving  the  notice,  the  member's  right 
to  payment  according  to  the  rules  then  existing  became 
vested,  Chitty,  J.,  in  the  former  case,^  says  :  "  When  the 
plaintiff  ga\-e  notice  of  withdrawal,  he  had  a  vested  right 
to  be  paid  according  to  the  then  existing  rule ;  but  this 
does  not  settle  the  question,  because  there  existed  also 
against  him  the  power  of  altering  the  rule,  so  that  the 
question  assumes  this  form,  that  he  had  a  vested  right 
liable  to  be  divested  by  any  later  rule  duh-  passed."  He  is 
also  to  be  treated  as  a  member  within  the  meaning  of  a 
rule  requiring  submission  of  disputes  between  society  and 
members  to  arbitration.^ 


Effect  of  AVitlulrawal  when  Perfected. 

§  no.  As  soon  as  a  member  has  perfected  his  right,  as 
a  withdrawing  stockholder,  against  the  association,  by  giv- 
ing the   proper  notice  ^  of  his   intention,  for  the  specified 


'  Kemp  V.  Wright,  [1894]  2  Cb. 
462.  This  resiilt  would,  probably. 
have  followed  anyhow,  under  the 
principle  laid  down  in  the  pre- 
ceding section.  But  the  decision 
is  based  upon  the  power  of  the  as- 
sociation to  bind  those  who  had 
given  notice  of  withdrawal,  and  not 
upon  the  equitable  result. 

'^  Pepe  V.  City  and  Suburb.  Perm. 
Building  Soc,  .^upra,  at  p  313-4. 
Compare  these  decisions  with  Hol- 
yoke  B.  and  L.  Association  v.  Lewis, 
I  Colo.  App  127,  27  Pac.  Rep.  872; 
Englehardt  v.  Fifth  Ward  Perm.  D. 
S.  and  L.  Ass'n,  (Super.  Ct.  Buff.) 
25  N.  Y.  Supp.  835  (see  dissenting 
opinions  of  Titus,  C.  J. ) ;  McKenney 
V.  Diamond  State  Loan  Ass'n, 
(Del.)  18  Atl  Rep.  905,— which 
hold,  in  substance,  that  the  pro- 
visions of  the  by-laws  concerning 
withdrawal,  in  force  at  the  time  a 
person  becomes  a  member  give 
him  a  vested  right  to  such  with- 
drawal which  cannot  be  affected  to 
hi.s  prejudice    by  any   subsequent 


amendment  or  alteration,  without 
his  consent.  On  the  other  hand,  it 
was  held,  in  Stohr  v.  San  Francisco 
Musical  Fund  Soc,  82  Cal.  557;  22 
Pac.  Rep.  1 1 25,  that  a  mutual  bene- 
fit societ)-  may  limit,  by  amend- 
ment of  its  by-laws,  the  right  to 
sick  benefits  of  %\o  per  week  in- 
definitely to  that  amount  per  week 
for  a  certain  number  of  weeks 
thereafter,  the  society  having  the 
power  to  repeal,  alter  or  amend  its 
by-laws :  and  that  said  limitation 
would  aj)ply  to  a  then  sick  member. 
Bearing  in  mind  that  a  memljer 
who  has  given  notice  of  withdrawal 
is  nevertheless  a  member  until  the 
notice  expires,  the  analogy  between 
this  case  and  the  Knglish  cases 
above  cited  seems  complete. 

••'  Walker  v.  General,  etc..  Build- 
ing Soc,  36  Ch.  D.  777. 

■'  Or  what  is  received  I)}-  the  asso- 
ciation as  such:  ^IcKenney  v. 
Diamond  State  Loan  Association, 
(Del.)  18  Atl.  Rep.  905. 
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lime,'  aiul  CDiilonniii^  with  all  lawful  requirements  in  the 
promises,  he  becomes  a  creditor  of  it,  to  the  amount  coming 
to  him  under  the  rules  and  statutes,-' — payable  out  of  the 
availal)le  ftnuls,  as  between  himself  and  others  having  with- 
drawal claims  pending,  in  the  order  in  which  his  withdrawal 
was  perfected,  not  pro  rata  with  those  whose  withdrawals 
were  perfected  later.-'  He  is,  however,  a  creditor  in  a  qual- 
ified .sense  only,'  not  like  general  or  outside  creditors'*  who 
can  enforce  their  claims  regardless  of  the  consequences  to 
the  per.sons  composing  the  corporation.  The  credit  to  which 
he  is  entitled  is  the  result  of  transactions,  not  between  him 
and  the  corporation  as  strangers,  but  carried  on  by  the  cor- 
poration for  the  common  and  equal  benefit  of  all  its  mem- 
bers, of  whom  he  was  one.  Into  it  enters  a  share  of  the 
profits  made  upon  money  contributed  to  the  association 
which  was  not  his  money,  but  that  of  his  associates.  It  is, 
therefore,  but  fair,  that,  in  his  position  of  creditor,  given 
him  by  the  law  of  the  association  as  a  relief  from  his  con- 
tract of  membership  and  the  natural  consequences  of  its 
determination  by  him,"  he  should  not  be  permitted  unduly 
to  harass  the  association. 

\V  i  t  lid  ra  Willi;'  ^Iciiibor  iiiayProcced  aj>aiiist  Society  at  Law. 

§  III.  Apart  from,  or  within  the  limits  of  statutory  or 
lawful  by-law  restrictions,^  he  must  be  permitted  to  enforce 

'See    Hartford    v.    Co-operative  law  provided  that,  "if  any  mem- 

Hoinestead  Co  ,  12S  Mass  494.  ber    wishes    to    withdraw  ...  he 

» U    S    B.  and  L.  Ass'n  v.  Silver-  shall  give  notice  ...  of  such  in- 

man.  85  Pa.  394,  398;  Englehardt  v.  tention,  when  the  company  shall, 

Fifth  Ward  Perm.  D.  Sav.  and  L.  within  one  year  from  the  receipt  of 

Ass'n,   (Super.  Ct.  Bufr.)25N.  Y.  such   notice,  pay   to   said  member 

Supp.  S35.    And  see  Browne  v.  San-  the   sum   of  money  which  he   has 

ders,  20  D.  C.  455  ;  20  Wash.L.  Rep.  paid  as  instalments,  and  the  |ioo 

*77-  which  he  originally  paid  for  stock"; 

»  Hoyt   V.    Interocean   B.   Ass'n,  another  by-law  provided  that,  "  if 

(Minn.)  60  N.  \V.  Rep.  678;  pro-  any  member  wilfully  neglects   his 

vided  the  society  be  solvent  and  no  payments,  he  shall,  after  one  year, 

other  order  prescribed  :  ib.  take  what  money  he  has  paid  into 

*  Christian's  App.,  102  Pa.  184, 188.  the  company  as  instalments  and  for 

»Ibid.;     In    re    Blackburn    and  stock ":  it  was  held  that  the  two 

Distr.  Benef  B.  Soc,  (C.  A. )  48  L.  by-laws  must  be  construed  together, 

T.  Rep  ,  X.  S.,  134.  and  that  a   member  who  had   not 

:.ra,  ^  99.  given  notice  of  intention  to  with- 

.-^c  post,  J,  271.     Where  one  by-  draw  until  within  less  than  a  year 
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his  rio-ht  a2:ainst  the  association  bv  an  action  at  law,'  and 
the  fact  that  he  may  also  have  a  remedy  in  equity  -  cannot 
stand  in  the  way  of  his  doing  so.^  There  is  perhaps,  aside 
from  the  restrictions  referred  to,  no  plea  short  of  that  of 
insolvency  from  losses,  etc.,  before  the  member's  with- 
drawal,^— that  is,  actual  insolvency,  not  a  mere  apprehen- 
sion of  ultimate  insolvency,'^ — by  which  the  association  can 
escape  the  entry  of  judgment  against  it*^  The  same  right 
that  belongs  to  the  withdrawing  member  belongs  to  his 
assignee  of  balances  due  upon  withdrawal,  even  though  the 
latter  be  a  member  of  the  association.''  But  an  averment 
by  the  building  association,  defendant,  of  losses  sustained 
at  the  time  of  the  withdrawal,  will  prevent  judgment 
aofainst  it  b\'  the  withdrawing  member  until  the  amount 
really  due  him  had  been  ascertained.*^ 

Discreti<Mi  of  Courts  as  to  Kxecntion  ajiaiiist  Society. 

§  112.  Judgment  being  obtained  against  the  building 
association,  it  does  not,  however,  necessarily  follow  that 
execution  may  issue  at  once.  The  fact  that  the  claimant 
has  obtained  a  judgment  ascertaining  the  amount  of  his 
claim  does  not  alter  the  character  of  the  same  nor  the 
character  in  which  he  holds  it.^  Indeed,  where  the  whole 
subject  of  withdrawals  is  left  to  charter  or  by-law  regula- 

before    bringing    suit,    could    not  Association   v.    Silverman,    supra; 

maintain    an    action    against    the  Wittman  z\  Building  Association,  7 

society  for  the  amount  of  stock  anrl  W,   N,  (Pa,)  70,     And  the  burden 

instalments  paid  by  him:   Hartford  of  showing  losses  affirmatively,  in 

V.  Co-op    Homestead  Co.,  supra  order  to  charge  a  member  desiring 

'  U.  S  Building  and  Loan  Associ-  to  withdraw  is  upon  the  building 

ation     V.     Silverman,    supra;    O'-  association;     National  Building  As- 

Rourke  v.  West  Penna    L,    and  B.  sociation  v.    Hottenstein,  10  Pitts, 

Association.   93    Pa.     30S;     Engle-  Leg.  J.,  N.  S.  (Pa.)  225, 

hanlt  V   Fiftli  Ward,  elc,  Associa-  -'Thompson,   B,    A,    p,    6S,   cit, 

tion,  supra;  Wetterwulgh  v,  Knick-  Jungkuntz  z>.  Building  Association, 

erbocker   Building   Association,    2  6  Bull.  428, 

Bos,  (M,  Y. )  381.    And  see  .\twood  «  U,  S,  Building  and  Loan  Asso- 

z/,  Dumas,  149  Mass.    167,  21   N.  E.  ciation   v.   Silverman,  supra.     See 

Rep.    236;    Laurel    Run    Building  infra.??  114-115. 

Association    z',    Sperring,    106    Pa.  '  Hennighausen      and      Wolff, 

334.  Rec'rs,  v.  Tisher,  50  Md.  583, 

*  See  post,  ??  117,  516-518,  "  Wittman   v.   Building  Associa- 
'  Englehardt  v,  Piflh  Ward,  etc.,  tion,  7  W.  N.  (Pa.)  80. 

Association,  supra,  'See  Christian's  App. ,    102    Pa. 

*  See   U.    S.  Building  and   Loan       184. 
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tion  ;  /.  e.y  when  tlie  absolute  rioht  to  withdraw  and  re- 
ceive certain  benefits,  iinincdiately  upon  a  certain  notice,  is 
not  cxi^rcssly  secured  b>-  statutory  enactment  ;  it  would 
seem  that  the  claim  of  a  withdrawing-  member, — not  to  be 
invested  with  rij^hts  ot"  a  creditor,  a  jndo-mcnt  creditor 
t»vcn, — l>ut  to  tbrcc  the  society  at  once  to  a  full  settlement 
with  him,  may  be  modified,  to  some  extent,  and  postponed, 
by  reason  of  some  matter  or  thiuf;;^  contained  in  the  consti- 
tution of  the  society  of  which  he  was  a  member,  or  found 
in  the  preseut  circumstances  of  the  same,  making  it  in- 
equitable or  unjust  to  his  late  fellow-members,  to  allow 
them  to  be  unduly  embarrassed  by  immediate  process. 
Thus  in  a  case  already  referred  to,'  it  was  held  that  a  re- 
coverv  might  take  place  upon  proof,  inter  alia^  "  that  there 
was  nothing  ///  tlic  pecuniary  circitmstances  of  the  building 
association  furnishing  any  reason  why  the  money  paid 
should  not  be  returned;"  and  in  another; -'a  set-off,  by 
members  of  the  association  indebted  to  it,  of  balances  as- 
signed them,  by  withdrawing  members,  against  claims  of 
the  societv,  were  allowed,  "  there  being  nothing  in  the 
constitution  making  it  inequitable,  with  due  regard  to  the 
rights  of  others^  to  allow  the  set-off."  It  is  by  virtue  of  his 
past  association  wnth  the  remaining  members,  and  the  par- 
ticipation allowed  him,  by  the  rules,  in  the  profits  of  their 
money  as  well  as  his  own,  that  the  withdrawing  share- 
holder receives  back  the  pajinents  he  has  made,  increased 
by  a  certain  amount.  It  would  not  be  right  to  suffer  him, 
by  way  of  acknowledging  this  benefit,  to  turn  upon  the  so- 
ciety he  had  just  left,  under  circumstances  exonerating  it 
from  the  charge  of  wilful  tardiness,  or  of  wilfully  ar- 
ranging its  affairs  in  such  a  manner  as  to  make  its  funds 
unavailable  for  withdrawals,  and  when  the  inconvenience 
of  a  reasonable  delay  would  be  slight  to  him,  whilst  the 
embarrassment  resulting  to  the  society  and  its  members 
from  an  instantaneous  collection,  by  judicial  process,  of  the 
debt,  which  it  has  nourished  and  strengthened,  and  which 

'  WettcTO-ulgh  z'.   The  Knicker-  » Hennighausen       and      Wolff, 

bockcr  Building  .Association,  2  Bos.       Rec'rs,  v.  Tisher,  50  Md.  s8^ 
(N.  Y.  Super,  a.)  381.;  ^ 
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exists  against  it,  by  its  own  conscientiousness,  sense  of  jus- 
tice, and  good  management,  might  be  such  as  to  throw  the 
entire  business  into  confusion.  There  may,  in  the  cir- 
cumstances discussed,  be  no  reason  for  denying  the  right 
to  judgment  against  the  society,  to  a  member  who  has 
perfected  his  claim  against  it  by  observing  all  the  prere- 
quisites of  withdrawal.  But  the  court  has  the  power,  and 
the  building  association  has  the  right  to  invoke  that 
power,  of  restraining  the  immediate  issuing  of  execution 
against  the  building  association  for  the  collection  of  the 
judgment,  when  propsr  equities  are  shown  by  the  society, 
either  temporarily  in  order  to  give  it  a  reasonable  time  to 
make  up  the  money  without  undue  embarrassment  of  its 
affairs,'  or  permanently  where  it  turns  out  that  the  associa- 
tion was  insolvent  at  the  time  of  actual  withdrawal.^' 


Society  to  Keep  Fuiuls  Available  for  Willulrawiug-  Mem- 
bers. 

§  113.  In  this  connection,  it  must  not  be  over- 
looked, that  it  is  the  duty  of  the  association,  whether 
the  right  of  withdrawal  be  granted  by  charter  or  by-law,  or 
ordained  by  statute,  to  keep  itself,  as  far  as  practicable 
and  in  accordance  with  the  dictates  of  experience  and  rea- 

'  Aside  from  the  natural  justice  claims    of   general   creditors    and 

of  this  view,  it  seems  to  be  suffi-  other  members.     (That  ordinarily 

ciently    sustained    by   the  general  such  process  will  lie,   see  Atwood 

spirit   of  the  courts'  reasoning  in  v.   Dumas,  149  Mass    167;  21  N.  E. 

Wettcrwulgh      v.      The     Knicker-  Rep.    236,    holding   "trustee  pro- 

bocker  Building  Association,  supra;  cess"— a    similar   one — applicable 

Hennighausen  and  Wolff,   Rec'rs,  to  claims  of  withdrawing  members 

V.    Tisher,   supra;    Englehardt    v.  against  the  association.)     Compare 

Fifth   Ward  Perm.   D.  Sav  and  L.  the  general  statement  in  Heggie  v. 

Association,   supra;  U.  vS.  Building  Building    and    I^oan    Association, 

and  Loan  Association  r.  Silverman,  107   N.   C.  5S1;  12  S.    E.  Rep.  275, 

supra,  which  see  post,  ?,?  141-143  that  the  corporation  represents  the 

"^  Under  such   a   state  of  facts  it  share  owners  in  defending  actions 

was  decided  in  Ilanney  v.  Building  involving  the  rights  and  obligations 

Association,    16  W.   N,   (Pa.)    450,  of  the  corporation,  and  that  a  judg- 

per  Pershing,  P.  J.,  that  the  plain-  ment  regularly  obtained  against  it, 

tiff,   a   withdrawing  member,  can-  in  acourtof  competentjurisdiction, 

not   compel   payment    by    attach-  in  the  abs3nce  of  fraud  or  collusion, 

ment  e.vecution  of  moneys  due  the  though  unjust  and  unconscionable, 

association,    to    the  exclusion    of  cannot  be  questioned  by  them. 
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son  as  to  the  ])robablo  amoiuit  required  for  withdrawals,  in 
readiness  to  meet  their  demands.  Where,  indeed,  one 
article  provided  that  all  the  moneys  received  by  the  asso- 
ciation should  lie  loaned  to  members  except  as  thereafter 
provided  ;  and  a  later  one  directed  that  applications  for 
withdrawal  should  be  paid  "as  soon  as  the  necessary  funds 
arc  in  the  treasurv,"  a  resolution  of  the  board  of  directors 
to  appropriate  one-half  of  the  money  on  hand  to  loans  and 
one-half  to  withdrawals  was  held  unauthorized,  the  asso- 
ciation havinjTf  no  right,  under  its  articles,  to  loan  any 
nionev  while  applications  for  withdrawal  were  on  file.'  It 
is  manificst  that  a  requirement  and  disability  of  such 
character,  however  obligatory  because  of  its  insertion  in  the 
fundamental  law,-'  may  operate  very  harshly  upon  the  ma- 
jority of  the  members.  But  entirely  apart  from  anything 
of  the  kind,  it  is  always  improper  for  a  building  associa- 
tion, and,  under  statutory  sanction  and  regulation  of  with- 
drawals, an  abuse  of  the  corporate  power,  to  invest  all  its 
funds,  and  leave  none  available  for  the  calls  of  withdraw- 
ing members.^  A  lack  of  funds  from  that  reason  would 
constitute  no  defence  on  the  part  of  the  building  associa- 
tion, nor  establish,  in  itself,  a  ground  for  indulgence  in  the 
payment  of  withdrawing  members'  claims.* 


'  Wolfe   V.  Courkey   Ave.    Sav.,  ^  National  Loan  and  Homestead 

Aid  and  Loan   Association,  (Supr.  Association  z/.  Ilubley,  34  Leg.  Int. 

Ct.,   G.  T.,  5th  D.)  27  N.  Y.  Supp.  (Pa.)  6;  24  L.  J.  50 

44-  ■*  In  Beethoven  Building  Associa- 

*  The  articles  of  association   are  tion  v.   Weber,  (Pa.j  3  Centr.  Rep. 

in  the  natureof  a  fundamental  con-  916,  it  was  held,  that,  in  a  suit  by  a 

tract,  in  fonn  between  the  corporat-  withdrawing    member     against    a 

ors,  and  in  practical  effect  between  building  association   on    an   order 

the  association  and  its  stockholders,  for  money  due  the  plaintiff,  an  af- 

which  neither  party  is  at  liberty  to  fidavit  of  defence  was  insufficient 

vi'>l,iii.-:  Bergman  :■.  St.  Paul,  etc.,  to  prevent  judgment  which  alleged 

Association,  29  Minn.   275,   13   N.  that  plaintiff,  knowing  defendant's 

W.   Rep.     120;    Hoi  yoke  Building  treasurer  to  be  in  funds  to  pay  the 

and  Loan  Association  v.  Lewis,   i  order,  made  an   arrangement  with 

Colo.   App.   127,   27  Pac.  Rep.  S72:  him,  without  notice  to  the  associa- 

Englehardt  v.   Fifth  Ward  Perm.  tion,  for  delay  in  payment,  where- 

D    Sav.  and  L    Ass'n,  25   N.    Y.  after  the  treasurer  became  insolv- 

Supp.  835;  Wolfe  V  Courkey  Ave.  ent. 


Sav.,  etc.,  Association,  supra. 
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Limitation  of  Funds  Available  for  AA  itlxliawinj'  Members. 

§  114.  The    statiiton-,  or    charter  or  by-law  mandate, 
binding  upon  the  building  association,  giving  the  absolute 
privilege  of  withdrawal,  with  profits,  upon  compliance  with 
the  terms  and  requisitions  of  the  enactment,  as  to  notice, 
etc.,  compels  the  payment  by  a  solvent  association  of  such 
claims  upon  demand,  in  accordance  with  the  mandate,  and 
after  expiration  of  the  legal  period  of  notice.     The  incon- 
venience  which  might  arise  to  the  society  from  multiplied 
simultaneous  withdrawals,  and  the  danger  and  fatal  em- 
barrassment to  which  its  affairs  might  thus  fall  subject,  at 
any  moment,  at  the  pleasure  of  even  a  comparatively  small 
number  of  dissatisfied,  evil-disposed,  or  unreasonable  share- 
holders, are  averted  by  the  coupling,  with  that  provision, 
of  another,  whereby  not  more  than  a  certain  proportion  of 
the  funds  in  the  treasury  shall,  at  any  one   time,  be  ap- 
plicable to  the  satisfaction  of  withdrawing  members,  except 
by  the  consent  of  the  directors  of  the  building  association. 
This,  then,  becomes  a  charter  limitation   upon  the  rights 
of  withdrawing  members,  and  operates  to  prevent  a  conflict 
between  them  and  the  undisturbed  exercise  of  the  asso- 
ciation's corporate  functions,  by  narrowing  them  down  to 
a  certain  portion  of  its  assets  as  the  source  of  their  pay- 
ment ;  whilst,  at   the  same  time,  it  is  a  check  upon  the  so- 
ciety itself,  an  indication  of  the  proportion  of  funds  which 
it  should  be  ready  to  disburse  at  short  notice,  and  a  warning 
against  too  marginless  investments,^ 

Effect  tliereof  upon  Kj^lit  to  Enforce  Payment  by  Suit. 

§  115.  In  the  presence,  side  by  side,  of  these  several 
provisions,  a  question  arises  as  to  the  rights  of  a  withdraw- 
ing member,  who  has  not  been  paid  by  the  association,  and 
has,  in  consequence,  instituted  his  action  against  it.  The 
first  case  involving  this  precise  question  arose  in  Pennsyl- 
vania. A  stockholder  of  a  building  association,  incorpo- 
rated under  the  Act  of  April  12,  1859,  gave  the  required 
notice  of  his  intention  to  withdraw  from  the  association, 
and,  not  being  paid,  brought  suit.     It  was  provided  in  the 

>  National    L.    and   H.    Ass'n    v.       Ass'n  v.  Silverman,  85  Pa.  394. 
Hubley,  supra  ;  U.    S.    B.   and   L. 
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act  that  at  no  time  should  more  than  one-half  of  the  funds 
in  the  treasury  i»f  the  corporation  be  applied  to  the  de- 
niaiuls  of  withdrawino;  stockholders,  except  by  the  consent 
of  the  directors  of  the  association.  On  an  affidavit  of  de- 
fence, the  a.'^sociation  averred  that  fifty  per  cent,  of  its 
funds  had  already  been  so  applied,  and  that  the  directors 
refu.sed  to  apply  any  more,  for  the  time  being.  It  was  held, 
that  the  withdrawing  stoclcholder  was  not  debarred  by  the 
proviso  of  the  act  from  legal  process  for  the  recovery  of  his 
money  until  the  treasurer  might  have  funds  sufficient  to 
meet  his  claim,  but  was  entitled  to  his  judgment  for  the 
same.'  It  is  said  that  the  fact  that  the  association  has  no 
money  is  not  an  answer.  "  That  he  nia}-,  upon  the  refusal 
of  the  company  to  pay  him,  sue  it,  and  recover  judgment, 
just  as  any  other  creditor,  is  not  doubtful.  It  is  urged, 
however,  that  he  is  estopped  by  the  proviso,  from  legal 
process,  for  the  recovery  of  his  money,  until  the  treasury 
has  funds  sufficient  to  meet  his  claim.  If  this  be  the  true 
interpretation  of  the  statute,  then  is  this  creditor  in  a  most 
unfortunate  position;  for  the  corporation  may  never  choose 
to  make  the  necessary  provision  for  such  purpose,  and 
therefore  he  can  never  have  process  to  compel  it  to  do  so. 
It  is  a  fact  now  alleged  that  this  company  has  no  money  to 
apply  to  the  claim  in  suit.  When  will  it  have  ?  in  one, 
six,  or  ten  )-ears,  or  ever?  And  will  the  Statute  of  Limi- 
tations be  suspended  in  the  mean  time?  To  these  ques- 
tions the  defendant  but  answers  :  The  proviso  interposes 
to  prevent  the  plaintiff  from  all  compulsory  process,  though 
his  claim  be  recognized,  in  the  body  of  the  statute,  as  just 
and  proper,  as  long  as  the  corporation  manage  to  maintain 
an  empty  treasury,  or,  which  is  the  same  thing,  as  long  as 
prior  drafts  leave  no  money  to  be  applied  to  his  debt. 
Looking  at  the  statute  as  a  whole,  we  are  not  prepared  to 
adopt  an  interpretation  so  contrary  to  its  spirit  and  the 
plain  dictates  of  justice.  Whilst  it  is  certainly  intended 
that  the  operations  of  the  corporation  shall  not  be  embar- 
rassed by  having  the  whole  amount  of  its  cash  assets  taken, 
in  order  at  once  to  pay  the  withdrawing  stockholders,  yet 
■  '■  S.  Building  Association  v.  Silverman,  supra. 
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it  certainly  does  not  intend  that  no  provision  shall  be 
made  for  their  payment,  and  that  they  may  be  indefinitely 
postponed,  even  from  judgment,  by  a  plea  of  quasi  in- 
solvency." '  Under  this  view,  the  withdrawing  member  is, 
therefore,  entitled  to  his  judgment  ;  but  when  he  comes  to 
the  execution  of  it  against  the  association,  the  design  of 
the  proviso  is  mads  manifest  and  its  supposed  object  served, 
by  enabling,  or,  rather,  obliging,  the  court  to  restrain, 
should  it  be  made  to  appear  just  and  equitable,  the  plaint- 
iff's execution,  in  order  to  give  the  building  association  a 
reasonable  time  to  raise  the  money  without  undue  de- 
rangement of  its  affairs.^ 

§  116.  In  other  jurisdictions,  this  veiw  has  not  been 
adopted.  It  was  decided  in  Texas,  that,  where  the  govern- 
ing rule  gave  the  right  of  withdrawal,  adding  a  proviso 
that  not  more  than  one-third  of  the  funds  in  the  treasury 
should  be  applied  to  withdrawals  without  the  consent  of 
the  directors,  judgment  could  not  be  recovered  against  the 
association  by  a  withdrawing  member  in  the  absence  of  al- 
legation and  proof  by  him  that  there  were  sufficient  funds 
in  <he  treasury  to  meet  his  claim  in  accordance  with  the 
rule,  or  that  the  directors  had  consented  to  its  payment.^ 
Similarly  in  England,  in  a  case  in  which  the  rules  of  the 
society  provided  for  the  payment  of  depositors,  in  the  order 
of  their  notices  of  withdrawal,  "if  the  available  balance  in 
hand  shall  be  at  any  time  insufiicient  to  pay  all  the  depos- 
itors wishing  to  withdraw,"  it  was  held  that  the  fact  that 
the  available  balance  was  insufficient  to  pay  the  depositors 

'  U.  S    Builrlint^   Association    v.  this  is  a  "  most  rigliteous  conclu- 

Silverman,    85     Pa.     394;   opinion  sion." 

of  Gordon,   J.      The   principle   of  »  Texas  Homestead  Building  and 

this  case  is  followed  in  Englehardt  Loan  Association    v.   Kerr,   (Tex.) 

V.  Fifth  Ward    Perm.   D.   Sav.  and  13  S.  \V.  Rep.  1020.     The  recital  in 

L.  .'Vssociatioii,  (Super.  Ct.  Huff. )  25  plaintiff's  petition  of  the  first  part 

X.  Y.  Supp.  835,  Titus,  C.  J.,  diss.  of  the  by-law  (giving  the  right  of 

*  U.   S.    Building   Association   v.  withdrawal)   without   the    proviso, 

Silverman,    supra.     See  the  state-  constituted  a  variance  which  ren- 

ment  of  Ludlow,  P.  J.,  in  Assigned  dered  the   by-law   inadmissible  in 

Est.  of  Nat.  Sav.,  L.  and  lUiilding  evidence  in  support   of  plaintifT's 

Association,  9  W.  N.  ( Pa. )  79,  that  claim,   thus  leaving   him   without 

proof  of  his  alleged  cause  of  action. 
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who  had  j>ivcn  notice  to  willuliaw  prior  to  that  of  the 
plaintitY  was  an  answer  tii  the  hitter's  action  against  the 
society.'  AnJ  in  Minnesota,  where  the  statute  obliges 
biiikling  associations,  as  long  as  witlidrawals  are  pending, 
to  set  aside  one-half  of  their  receipts  for  satisfaction  of  the 
same,  under  a  by-hiw  providing  that  at  no  time  should 
more  than  one-half  of  the  funds  in  hand  be  applicable  to 
the  demands  of  withdrawing  members  without  the  recorded 
consent  of  the  directors,  it  is  settled  that  such  a  member 
cannot  bring  an  action  and  take  judgment  against  the  as- 
sociation when  there  is  no  money  in  the  treasury  legally 
applicable  to  the  claim.'  This  result  is  based  both  upon 
the  statutory  and  upon  the  by-law  provision.  It  is  pointed 
out  that  a  withdrawing  member,  is  not  to  be  placed  in  the 
same  category  with  general  outside  creditors  ;  that  there  is 
a  patent  inconsistency  between  permitting  him  to  main- 
tain the  action  and  recover  judgment  and  denying  him  the 
right  of  immediate  execution  ;  that,  in  spite  of  this  incon- 
gruous qualificalion  of  the  effect  of  the  judgment,  it  would 
still  secure  to  him  superior  rights  not  only  against  other 
members,  but  also  against  outside  creditors  whose  later 
judgments  were  based  upon  claims  which  did  not,  like  his, 
arise  from  stock  and  membership  relations  and  ought  there- 
fore properly  to  be  preferred  to  his  ;  that  the  operation  of  the 
judgment  as  a  lien  would  tend  seriously  to  embarrass  and 
cripple  the  association,  making  sales  of  its  real  estate  im- 
possible ;  and  that,  on  the  other  hand,  the  statute  of  limita- 
tions cannot  begin  to  run  until  the  right  of  action  accrues. 

'  Brett  :'.   Monarch    Investment  loans  made  to  members,  repayable 

BuiMing  See,    [1894]    i  Q.  R.  367  only  in  instalments. 

(C.  .\.)     The  "available  balance"  «  Heinbokel    v.    National    Sav., 

was    held    to    mean,    not    merely  Loan    and'    Building    As-ociation, 

money  in  the  treasury,  but  which,  (Minn.)  59  N.  W.  Rep.  1050.     The 

without  undue  loss  or  undue  delay,  complaint  and  proof  upon  the  trial, 

^^' '  •  'eali/.e      Cotnpare  State  it  is  held,  nuist  show  the  existence 

^';  ■               1    I"'-dls  B.  &  L   Associa-  of  available  funds.     The  dissenting 

lion.  45  Minn.  154;  47  N.  W.  Rep.  opinion   of   the   Chief    Justice    in 

540;  10  L.  R.  A.  752,  that  the  funds  Knglehardt   v.    Fifth    Ward,    etc., 

to  which  the  right  of  withdrawal  Association,    supra,    is    in   accord 

is  applicable  do  not  include  funds  with  this  decision. 
invested    in    and    represented    by 
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"  The  right  to  withdraw,"  says  Collins,  J.,  "  and  to  receive 
back  what  has  been  paid  into  the  treasury  by  a  member  of 
the  association  exists  solely  by  virtue  of  the  by-law  or  the 
statute.  If  this  right  to  receive  money  out  of  the  treasury 
is  made  to  depend  upon  its  conditions  the  right  is  not  per- 
fect or  absolute  until  that  condition  exists  .  .  .  until  there 
is  money  available  for  the  purpose,  no  cause  of  action  ex- 
ists." It  is  added,  however,  that  the  case  considered  is 
one  in  which  there  has  been  no  bad  faith  on  the  part  of  the 
association,  and  that,  if  it  neglect  its  duty  towards  with- 
drawing members  by  failing  to  take  proper  steps  for  re- 
plenishing its  treasury,  a  proper  remedy  could  be  found. 
It  would  seem,  therefore,  that,  at  least  in  the  absence  of  an 
allegation  of  such  bad  faith  or  neglect,  the  weight  of  au- 
thority goes  to  deny  the  right  of  suit  under  statutory  or 
by-law  restrictions  such  as  have  been  referred  to  in  the 
preceding  sections.  But,  in  an  action  on  a  mortgage  as- 
signed by  the  association  as  collateral  for  the  payment  of 
an  order  given  to  a  withdrawing  member,  the  question 
whether  the  consent  of  the  directors  thereto  was  legal  un- 
der a  statutory  provision  that  not  more  than  half  the  funds 
in  the  treasury  shall  be  applicable  to  such  demands  with- 
out their  consent,  is  probably  immaterial.' 

Kiylits  of  Members  on  ]>Iatuiity  of  Stock. 

§  117.  When  the  stock  of  a  building  association  has 
matured,  that  is,  has  reached  a  value  which  will  permit  the 
payment  to  every  unadvanced  member  of  the  par  value  of 
the  shares  held  by  him  and  the  cancellation  of  the  obliga- 
tions of  borrowers,  it  is  the  right  of  each  of  these  classes 
of  members  to  insist  upon  that  result.  The  specific  rights 
of  bDrrowers  in  this  respect  will  be  considered  hereafter. 
The  right  of  every  unadvanced  member  is  to  be  paid,  with 
reasonable  promptness,  the  full  amount  coming  to  him,  ac- 
cording to  the  provisions  of  the  statute,  charter  or  by-law 
governing  in  the  premises.  In  purely  terminating  societ- 
ies, where  the  maturity  of  the  stock  puts  an  end  to  the 
corporation,  there  can  scarcely  be  any  occasion  for  attempts 

'  Quein  v.  Smith,  loS  Pa.  325. 
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at  curtailing-  tin.-  ris^lit  of  iiicmbcrs  to  iuniiediate  payment 
in  full.  Sucli  attempts  have,  however,  been  made  in  serial 
societies,  with  a  view  to  benefitinjr  the  series  still  running 
at  the  expense  of  the  holders  of  stock  in  a  series  just  ex- 
pired. In  the  absence  of  any  statutory  provision  incon- 
sistent therewith,  it  would  seem  that  a  provision  in  the 
constitution  of  such  an  association  limiting  the  amount 
applicable  to  the  payment  of  the  holders  of  stock  in  a  ma- 
tured .series  to  one-half  of  the  revenues  of  the  association 
and  S'iving  priority  in  payment  to  those  willing  to  allow 
the  highest  premium  therefor,  at  the  same  time  denying 
interest  on  unjxiid  amounts,  is  not  necessarily  unlawful.^ 
lint  under  such  a  rule  the  holder  of  stock  in  one  matured 
series  cannot  be  subjected  to  competition  for  payment  with 
holders  of  stock  in  a  subsequent  series  which  has  also  ma- 
tured." "  He  is  obliged  to  forego  interest.  This  surely  is 
sufficient  penalty  for  delay.  In  addition  to  this,  he  should 
not  be  subject  to  the  hardship  which  might  ensue  if  lie 
were  obliged  to  yield  to  the  exactions  which  subsequent 
shareholders  might  impose,  who  perhaps  could  afford,  since 
they  lose  no  interest,  to  supply  their  necessities  by  offering 
high  premiums  for  the  money.  If  the  principle  contended 
for  by  the  defendant  should  prevail,  then  the  owner  of  the 
stock  in  the  first  series  might  be  postponed  until  the  owner 
of  the  stock  in  the  last  series  was  satisfied.  In  such  case, 
were  there  to  be  eight  or  ten  series,  the  owner  of  stock  in 
the  first  would  not  only  be  deprived  of  his  principal  until 
the  liquidation  of  the  owners  of  stock  in  the  last  series, 
but  also  of  his  interest  ;  so  that,  in  case  each  series  should 
not  commence  until  the  expiration  of  two  years  after  the 
last,  the  loss  of  interest  to  the  owner  of  stock  in  the  first 
series  would  exceed  the  amount  of  his  principal.  Cer- 
tainly there  is  not  only  nothing  mutual  in  this,  but  it  is  in 
every  respect  highly  inequitable."^  Where,  however,  the 
statute,  charter  or  by-law  provision  entitles  members  of  a 

'See   Deering  v.  Bishop  Bayley  be  restrained  from  accepting  bids 

B.  and  L.   Association,  (N.  J.)   24  from  the  latter. 

Atl.  Rep.  575.  3  Ibid.,  p.  576,  per  Bird,  V.-C. 

•Ibid.,  and  the  Association  will 
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series  to  bs  paid  upon  its  maturity,  that  is  their  right  and 
they  cannot  be  required  to  compete  among  themselves  for 
preference  in  payment,  by  a  rule  adopted  by  the  directors 
subsequently  to  their  declaring  the  shares  "  fully  paid  up."  ^ 
Neither,  their  right  being  to  payment  in  cash  and  in  full, 
can  they  be  compelled  to  elect  between  a  less  sum  and 
mortgages  of  a  later  series,  or  to  take  any  other  securities  in 
lieu  of  cash  ;  ■  or  to  submit  to  a  postponement  of  the  clos- 
ing for  a  further  advance  in  the  value  of  real  estate  held 
by  the  association,  payment  of  dues  in  the  meanwhile  to 
go  on.^ 

Stoclvliolder  Cannot,  qua   Stockholder,  Sue  Society  at  Law 
for  Value  of  Paid-up  Stock. 

§  118.  It  will  be  seen  hereafter^  that  it  is  a  right  be- 
longing to  every  member  by  virtue  of  his  membership,  in 
a  proper  case  and  under  proper  circumstances,  to  invoke 
the  jurisdiction  of  a  court  of  equity  to  wind  up  the  society 
and  compel  settlement  upon  maturity  of  the  stock,  or  where 
the  financial  condition  of  the  concern  precludes  the  pos- 
sibility of  its  maturing,  and  perhaps,  in  the  former  case,  to 
enforce  payment  by  mandamus."'  But  membership  in  a 
building  association  gives  ground  to  no  exception  to  the 
general  rule  relating  to  corporations,  that  a  shareholder, 
qua  shareholder,  cannot  maintain  an  ordinary  action  at  law 
for  the  value  of  his  paid-up  stock.  If  he  desires  to  partici- 
pate in  all  the  prohts  of  the  concern,  he  must  wait  until 
the  society,  or  the  series  to  which  he  belongs,  is  wound  up  ; 
an  operation  wliich,  on  account  of  sales  of  real  estate  and 
other  arrangements  necessary  to  be  made,  in  order  to  realize 
the  money  required  to  pay  the  unadvanced  shares  in  cash, 
may  call  for  some  indulgence  in  the  matter  of  timen     The 

'  Mecluiiiics',  etc.,   Buildiii!:^  As-  as  against  the  association,  be  fairly 

sociation's  -A.pp.,  (Pa.)  7  Atl.  Rep.  estimated   at  the  price  paid  at  auc- 

728;  6  Centr.  Rep.  580.  lion  sale;  if  it  be  greater,   it  may 

'Mercer   v.    Ambler   B.    and    L.  be  shown:  ibid. 

Assfjciation,  10  Pa.,  C.  C.  Rep.  51;  ••  See  post,  H  50S,  et  s^qq. 

48  Leg.  Int.  277;  20  Phila.  351.  *  See  Tyrrell  I.,  and   B.  Associa- 

3  Burns  v    Metropolitan  Building  tion  v   Haley,  139  Pa.  476,  482,  per 

Association,   2   Mackay  (  D.  C. )  7.  Paxson,  C.  J. 
The  value  of  such  real  estate  may, 
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only  nicthoil  of  obtainino-  the  money's  worth  of  liis  shares 
from  the  association,  is  that  ahcady  pointed  ont,  viz.,  with- 
drawal under  the  statute  or  b>--laws,  and  suit  at  kiw  for  the 
amount  legally  coming-  to  him.'  The  value  of  any  mem- 
ber's stock,  as  has  before  been  shown,  is  not  a  present  sub- 
sistinjj  claim  vi<;ainst  the  building  association  in  the  mem- 
ber. Its  value,  if  he  continues  in  the  society,  depends  upon 
his  going  through  the  whole  course  of  the  scheme,  and  can 
be  ascertained  only  upon  and  after  complete  winding-up.^ 
As  a  member,  therefore,  he  cannot  sue  for  it  at  law,  at  any 
time.  He  can  become  a  claimant  for  a  definite  amount 
only  by  withdrawal,  /.  r.,  by  surrender  of  his  membership, 
substituting  in  its  place  the  character  of  creditor,  at  least 
in  a  qualified  sense.  And  the  principle  which  forbids  such 
a  suit  applies  equally  to  purely  terminating  and  to  serial 
associations,  the  claim  in  the  latter  being  for  the  value  of 
stock  in  a  series  which  has  been  declared  matured.  The 
argument,  that,  when  this  event  occurs,  the  stockholder 
ceases  to  ba  a  member  and  becomss  a  msre  creditor  ^  proves 
too  much.  If  it  were  true,  there  would  be  no  corporation 
left  to  be  sued  and  no  authority  to  divide  the  funds.  And 
if  it  be  said,  that,  upon  the  maturity  of  but  one  series,  the 
corporation  continues  to  exist  for  the  running  of  the  others, 
the  answer  is  that,  even  in  a  serial,  association,  the  time 
will  come  when  there  is  but  one  series  of  stock  outstanding, 
when  its  position  must  be  the  same  as  that  of  a  purely 
terminating  society.  Certainly,  the  members  of  one  series 
cannot  have  any  other  or  greater  rights  than  those  of  all 
the  others,  or  the  last.'     It  has  been  intimated,  however, 

'  O'Rourke     v.     West    Pennsyl-  *  See   O'Rourke   v.    West   Penn. 

vania  IvOan  and   Building  Associa-  Loan,     etc.,     Association,     supra, 

lion,   93   Pa    308.     See   also  post,  opinion  of  Yerkes,  P  J,  at  pp.  309- 

{  265,  note.  310.     The  ca.se  of  Mercer  27.  Ambler 

*/.<",  after  the  final  meeting  to  B.  and    L.  Ass'n,  supra,  is   not   an 

''>n:  Britten  v.  American  authority   contra.     The   point  was 

^     :id   Loan  Association,  12  not  raised  and  the  case  was  a  case 

Phila.  (  Pa. )  430;  35  lyeg.  Int.  474.  stated.     The  intimation  to  the  con- 

*  Holders  of  matured  stock  are  trary  of  the  doctrine  of  the  text,  in 
not  creditors  in  the  strict  and  Plymouth  B  Association  v  Man- 
proper  sense  of  the  word :  Criswell's  gan,  2  Kulp  (Pa.)  210,  211,  is  not 
App.,  icx)  Pa.  488.  authoritative,  being  a  mere  dictum. 
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that  stockholders  in  a  matured  series  can  in  equity  enforce 
payment  of  their  claims  out  of  the  moneys  accruing  to  the 
association  upon  mortgages  held  by  it  against  borrowers  in 
a  junior  series,  in  the  absence  of  any  other  resources  of  the 
association.^ 

Interest  on  Matniity  or  Witlirlrawal  Claims. 

§  119.  Where  the  payment  of  maturity  or  withdrawal 
claims  is  delayed  by  reason  of  any  statutory  or  lawful 
charter  or  b>'-law  provision, — as,  e.  g.^  where  payment  of 
such  claims  is  permitted  onh-  to  the  extent  of  a  specified 
proportion  of  the  funds  in  hand, — there  would  seem  to  be 
no  room,  in  the  absence  of  an  express  provision  to  the  con- 
trary, for  a  demand  for  interest  thereon.  Interest  is  defined 
to  be  a  compensation  allowed  by  law,  or  fixed  by  the 
parties^  for  the  use  or  forbearance  of  money,  or  as  damages 
for  its  detention.-  'Where  the  non-payment  is  due  to  the 
fact  that  present  payment  cannot  be  lawfully  made  by  the 
association  or  demanded  by  the  member,  there  is  neither 
use  or  detention  of  his  money  by  it,  nor  forbearance  of  it 
by  him.  The  money  is,  in  truth,  not  due  to  him  until  the 
requisite  financial  condition  arises.  It  is  not  until  then  that 
any  part  of  the  society's  money  can  be  said  to  be  his,  or 
consequently  that  there  can  be  any  right  in  him  to  ask  in- 
terest for  its  non-payment.''  Consequently  there  is  no  in- 
terest claimable  on  such  amounts  at  common  law  and  if  the 
statute,  charter  and  by-laws  are  silent  upon  the  subject, 
there  is  no  evidence  of  any  contract  express  or  implied 
under  which  the  society  can  be  held  to  have  assumed  to 
pay  interest  thereon.'  The  same  rule  obtains  where  the 
delay  is  occasioned  by  proceedings  to  wind  up.^  Of  course, 
where  it  results  from  the  wrongful  act  of  the  association, 

'  North  Hudson  Mutual  Building  stock  is  declared  matured,  it  is  a 

and  Loan  Association  v.  First  Nat'l  demand  which  bears  interest.     The 

Bank,  79  Wis.;  47  N.  W.  Rep.  300;  case   is   unreported,   and  the  doc- 

10  L.  R.  A.  S45,  851,  per  Taylor,  J.  trine  of  the  text  seems  to  be  the 

2  Anderson,  Law   Die,  ad   verb.,  more  logical, 

and  cases  cited.  'Re  Sunderland,  etc.,  Building 

'The    Superior    Court    of    Fort  Soc,  24  Q     B.   D.   394,   405-6,    per 

Wayne,  Indiana,  in  the  early  part  Mathew,  J.,  as  to  withdrawals. 

of    1894,   held  that,   the    moment  *  Ibid. 
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xtcmls  ])eyon(l  the  period  when  the  payment  ought  to 
be  made,  a  clilicront  case  nuiy  be  presented. 

>l«iiilMr  Ma>  (  iniiiK'l  Wiiiiliu?;  l'l». 

§  1 20.  It  is  the  right  of  every  nunibjr  of  a  building  as- 
sociation, by  virtue  of  his  membership,  in  a  proper  case 
and  under  proper  circumstances,  to  invoke  the  jurisdiction 
of  a  court  of  equity  to  wind  up  the  society  and  compel  a 
settlement  of  its  alTair.s, — a  sul)ject  which  will  hereafter,  in 
its  proper  connection  be  more  fully  discussed.' 


CHAPTER  VII. 

RIGHTS   OF    MEMBERS   WHO   HAVE   BECOME    BORROWERS. 

i  121.   1-ounilation  of  the  principles  applicable  to  borrowers.     Mutual- 
ity of  the  scheme.     Membership  of  borrowers. 

I  124.  Elements  of  contract  batvvesn  Ijorrowing  members  and  society. 

{  T26.  Limitation  upon  borrower's  right  to  transfer  his  shares. 

'i  127.  Borrowing  member  cannot  withdraw. 

8  128.  Right  of  voluntary  repayment. 

I  130.  Terms  of,  and  rules  for,  voluntary  repayment  in  the  absence  of 
special  l)y-la\vs  or  statutory  provision. 

'i  134.  Provisions  entitling  borrower  to  profits  on  repayment. 

J  140.  Scaling  premiums  on  repayment. 

i  141.  Provisions  as  to  repayment  in  force  at  date  of  loan. 

^  143.  Repayments  and  sattlements  upon  terms  different  from  those  pre- 
scribed generally. 

4143.  Member  cannot  claim  benefit  of  special  arrangement  unless  he 
consent  to,  and  carry  out  its  terms;  except  where  value  of 
stock  changed  with  a  view  to  dissolution,  etc. 

i  147.  Borrowing  members,  being  a  majority,  cannot  force  terms  upon 
investors,  involving  discontinuance  of  society. 

}  148,  Repayment  upon  decease  of  borrowing  member,  and  judicial 
sale  of  property. 

5  149.  Rights  of  mambers  upon  forced  repayments  on  default. 

i  150.  Borrower's  membership  not  necess  irily  forfeited  by  suit  upon 
default.     Statement  of  account  in  equity. 

{  152,  Tender.     Effect  of  refusal  to  accept  by  society. 

'  See  post,  II  508,  et  seqq. 
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I  153.  Costs  in  redemption  and  foreclosure  suits. 

§  154.   Redemption  in  permanent  societies.     Liability  of  members. 

§  156.   Rights  of  borrowers  on  maturit}-  of  stock. 


Fouii(l;\tioii  of  the  l*riiic'ii)!es  Ai)]>lieablo  t«>  liDirowers. 
Mutiiulity  of  tlie  Sclieiue.  ^Iciubcr.shii)  of  Boitoaa- 
ers. 

§  121.  When  once  a  member,  by  the  grant  and  accept- 
ance of  an  advance  or  loan  from  the  association,  has  be- 
come a  borrower  in  it,  his  position  towards  it  undergoes 
certain  modifications  which  have  an  important  bearing 
upon  his  membership  rights  thereafter.  In  order  to  appre- 
ciate the  distinctions  which  the  law  makes  between  in- 
vestors and  borrowers  in  respect  of  these  rights,  and  the  en- 
tirely new  set  of  rights  clustering  around  the  latter,  it  is 
necessarv,  first  of  all,  fullv  to  understand  the  relations 
which  the  borrowing  member  sustains  to  the  association. 

§  122.  Starting  with  the  elementary  working  principle 
of  the  building  association  scheme,  a  system  of  perfect 
mutuality  and  reciprocity  and  equality  of  all  members, 
whereb}'  the  gain  of  one  must  be  the  gain  of  all,  and 
every  advantage  enjoyed  exclusively  by"  one  must  be  ac- 
companied with  a  corresponding  and  compensating  benefit 
to  the  entirety ;  it  follows,  with  logical  cogency,  that, 
whatsoever  accommodation  any  individual  member  may 
receive,  some  equivalent,  beyond  the  mere  repayment  of 
money  (for  there  is  nothing  particularly  mutual  in  that), 
must  by  him  be  returned  to  the  society,  and  that,  in  the 
discharge  of  this  obligation,  he  is  again  entitled  to  his  pro- 
portionate share,  by  way  of  relief,  in  the  advantages  which 
may  accrue  to  the  society  from  other  sources.  From  this 
self-evident  proposition,  flow  all  the  rights,  as  well  as  all 
the  distinctive  obligations,  of  borrowers  in  building  asso- 
ciations, and  it  at  once  defines  and  settles  the  status  of  such 
members  in  them.  For  that  borrowers  necessarily  remain 
members,  at  least  in  the  sense  of  continuing  entitled  to 
share  in  the  profits  of  the  cnterpri.se,  it  is  impossible,  in 
practice,  to  deny,  whatever  may  be  the  theory  held  with 
regard  to  this  subject,  and  however  they  may  be  restricted 
in  exercising  the  general  rights  of  membership  in  corpora- 
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tions  Ihrou.ijh  the  attcinptod  application  of  such  theory.  It 
is  held  in  Virginia,  that,  when  a  member  of  a  building  as- 
soeiation  obtains  an  advance  upon  his  .shares,  the  building 
jissociation  thereby  acquires  the  right  of  property  therein  ; 
and  the  a.ssigmnent  of  the  shares  to  the  society  for  the  ad- 
vance received  is  not  an  lu'pothecation  for  a  loan,  but  an  ab- 
solute surrender  of  them  to  the  building  association, 
whereby  they  are  sunk  and  extinguished,  and  cannot  en- 
title the  borrower  to  participate  in  the  final  division  and 
di.stribntion  of  the  funds  of  the  association.  But,  it  is  said, 
such  assignment  does  not  release  him  from  his  covenant, 
as  a  par/v  to  the  articles  of  association,  to  make  his  regular 
monthly  payments  on  shares,  and  on  account  of  fines, — ob- 
ligations which  are  secured  by  his  bond  and  mortgage.^ 
And  vet  there  is  only  one  form  which  the  contract  between 
a  building  association  and  the  borrowing  member  may  as- 
sume, under  which  the  latter  can,  by  any  practicable 
method,  be  debarred  from  participation  in  the  profits  of  the 
societv,  and  that  is  one  which  has  none  of  the  features  of 
the  building  association  scheme  about  it,  save  that  of 
gradual  repayment.  It  is,  where  a  member,  obtaining  an 
advance,  surrenders  his  membership,  and  gives  his  bond 
for  the  periodical  repayment  of  a  certain  amount,  to  be  ap- 
plied in  liquidation  of  the  principal  sum,  until  such 
monthly  payments  themselves,  in  the  aggregate,  shall 
amount  to  the  principal  sum  ;  and  adopting,  as  part  of  his 
contract,  the  regulations  of  the  by-laws  of  the  society  as  to 
penalties  for  neglect,  etc'  Under  such  an  arrangement,  it 
is  clear,  the  borrower  no  longer  has  any  interest  in  the  so- 
ciety. All  he  has  to  do,  is  to  pay  up  until  his  payments 
aggregate  the  sum  borrowed.  Then  he  has  nothing  more 
to  do  with  the  society.  He  may  calculate,  to  the  day, 
when   this  will  occur.     But  upon  any  other  plan,  the  bor- 

'  White   V.   Mechanics'  Building  to  the  duties  of  membership,  and 

Association,     22     Grattan     (Va  ),  has  even  put  himself  under  bonds 

233:  Winchester  Building  Associa-  to  be  a  good  member. 

lion,  23  Id.  787.     See  also  Cason  v.  2  See  Bowker  v  Mill  River  Loan 

Seldner,  77  Va.  293.     Observe  the  Fund  Association,  7  Allen  (Mass.), 

inconsistency:  he  has  lost  his  mem-  100. 
bership,  but  is  bound,  as  a  member. 
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rower,  undertaking  to  continue  his  payments  until,  hav- 
ing gone  into  the  general  fund,  they,  with  the  other  con- 
tributories,  have  swelled  it  to  a  certain  magnitude,  dis- 
tinctly retains  his  interest  in,  his  right  to  benefit  by,  his 
privilege  to  participate  in,  the  profits  derived  from  all 
those  various  sources.  It  cannot,  therefore,  upon  any 
logical  principle  be  said,  that  he  has  one  particle  less  in- 
terest in  the  common  fund  of  the  association  than  before  he 
became  a  borrower  ;  that  the  whole  scheme  is  in  the  slio:ht- 
est  degree  less  mutual,  as  to  him,  than  it  was  before  ;  that 
the  management  of  the  society's  business,  and  the  proper 
administration  of  its  affairs,  are  of  any  less  moment  to 
him  as  a  borrower,  than  they  were  to  him  as  an  investor. 
In  the  latter  character  he  was  anxious  to  see  it  prosper 
for  the  sake  of  speedily  realizing  the  prospective  cash 
value  of  his  share  ;  in  the  former,  having  anticipated  that 
cash  value,  subject  to  a  heavy  discount,  he  is  equally,  nay, 
more  concerned  to  hasten  the  period  of  his  discharge  ; 
for,  in  addition  to  his  stock-payments,  which  he  has  ob- 
ligated himself  to  make  equally  as  if  he  were  an  investor 
only,  and  as  to  which  he  has  surrendered  the  right  of  with- 
drawal,' he  is  obliged  to  pay  interest  upon  the  money  he 
has  received.'  Now,  if  he  retains  all  the  interests  of  mem- 
bership in  the  building  association,  which  are,  at  all  times, 
the  basis  of  its  rights,  he  certainly  retains  all  of  the  lat- 
ter. In  other  words,  a  borrower  continues,  in  every  sense 
of  the  word,  a  member  of  the  association.  In  England, 
there  is  not  now  any  difficulty  on  this  point.  It  is  there 
thoroughly  understood  that  a  borrower  continues  to  be  a 
member  until  his  security  is  redeemed  and  paid  off.^  In 
America,  there  is  not  perfect  unanimity  among  the  courts 
upon  this  question,  when  put  in  its  simplest  and  most 
direct  form.  It  becomes  the  more  important,  as  much  of 
the  uncertainty  in,  and  conflict  between,  our  judicial  in- 
terpretations of  the  law  of  building  associations,  is  refer- 

'  The  consequence  of  taking  a  ing  Soc,  22  Q.  B.  D.  381;  Rosen- 
loan,  see  post,  ^  127.  burg     v.     Northuniberl.    Building 

*  If  not  in  name,  then  by  way  of  Soc,   id.    373;   Bradbury  v.    Wild, 

increased  dues,  premiums,  etc.  [1893]  i  Ch.  377. 

3  Wilson  V.  Miles  Platting  Build- 
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able  solely  to  an   imperfect   iniderstandino-  of  this  funda- 
mental principle. 

§  123.  Hut,  althoni^li  the  full  force  and  bearing  of  the 
principle  has  .sometimes  failed  to  receive  its  proper  wcioht, 
the  principle  itself  has  been  sufficiently  often  asserted  by 
ctiurts  of  this  country,  upon  questions  arising  in  particular 
associations,  as  to  place  it  beyond  the  reach  of  cavil.  "  As 
we  understand  the  relative  position  of  the  two  classes  of 
members,"  .says  the  court  in  Maryland,'  ''  they  might  per- 
haps be  better  designated  as  the  '  advanced,'  or  prepaid,  and 
the  '  deferred,'  or  un]-)aid,  shareholders.  They  are  all  con- 
tinuing members,  however  classified,  until  the  association 
is  determined,  unless  they  cease  to  be  so,  in  pursuance  of 
the  articles.  The  advanced,  or  '  prepaid '  members  .  .  . 
have  not  ceased  to  be  members,  by  the  prepayment,  but 
continue  to  hold  an  interest  in  the  management  and  suc- 
cess of  the  association,  as  upon  that  depends  their  earlier 
relief,  not  only  from  the  payment  of  the  weekly  dues,  but 
their  final  release  from  their  mortgages.  .  .  .  Both  are  in- 
terested, and  under  a  mutual  obligation  to  contribute  to  the 
accumulation  of  the  common  fund,  by  payment  of  their 
weekly  dues,  until  the  time  provided  for  its  final  distribu- 
tion and  settlement."  And,  again,  it  is  said  in  New  Jer- 
sey :  •  "  There  is,  it  is  shown,  a  formal  transfer  of  the 
shares  to  the  association,  as  collateral  security  for  the  re- 
payment of  the  loans.  But  the  shareholder  is  not  deprived 
of  his  title  to  the  stock.  He  still  continues  to  be  a  mem- 
ber, with  all  the  rights  of  membership.  He  is  by  the  con- 
stitution regarded  as  a  stockholder.  As  such,  he  is  re- 
quired to  pay  his  monthly  instalments  on  each  share.  He 
may  vote,  act  as  a  director  or  other  officer,  and  in  fact  do 
every  act  which  a  stockholder  may  do,  except  transfer  his 
title  to  his  shares," — with  the  eifect  of  defeating  the  so- 
ciety's right  to  make  them  the  means  of  extinguishing 
the  indebtedness.  A  similar  doctrine  has  been  established 
in  Ohio,'  where  the  transaction  between  the  society  and  the 

'  Lister  I'.  The  Log  Cabin  Build-  219;  (not  disturbed  in  this  particu- 

ing  Association,  38  .Md    115.  lar  in  17  id.  497). 

»  Mechanics'  Building  and  Loan  ^  jiagernian  z^.  The  Ohio  Building 

Association  v.  Conover,  14  N  J.  Eq.  and  Savings  Association,  25  Ohio 
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borrowing  member  is  held  to  be  of  such  a  nature  as  to  save 
"to  the  member  his  rights  as  a  corporator."  And  in 
Georgia,  he  "  still  retains  his  right  to  vote  and  act  as  a 
member."  '  And  it  may  be  safely  stated,  that  the  doctrine 
has  forced  its  own  recognition  upon  the  courts  of  nearly 
every  State  in  the  Union,  as  well  as  England.  It  may,  it 
is  true,  not  have  found,  upon  all  occasions,  express  and  ex- 
plicit judicial  sanction.  In  theory,  it  may  have  been  per- 
sistently denied.  Yet,  in  its  results,  it  has,  in  some  form 
or  other,  been   everywhere  applied ;  and  in  the  condemna- 


St.  iS6.  The  doctrine  expressed  in 
this  case  would  make  the  borrow- 
ing member's  position  an  impossi- 
ble one  if  strictly  applied.  It  is 
said  that  the  real  transaction  be- 
tween the  borrowf  r  and  the  corpo- 
ration is  equivalent  to  the  redemp- 
tion by  it  of  his  stock  in  advance, 
and  that,  thereafter,  he  has  no  in- 
terest in  the  final  distribution  of  the 
company's  funds:  but  if  there  is  a 
surplus  of  assets,  the  ammnt  re- 
ceived by  him  on  his  redeemed 
share  being  exceeded  by  the  value 
of  it  before  the  termination  of  the 
society;  i  <?.,  if  the  shares  turn  out 
to  be  worih  more  than  the  esti- 
mated par  value,  which  has  been 
advanced  to  him,  he  may  still  come 
in  upon  that  surplus  fund  for  his 
dividends  as  a  shareholder.  Both 
of  these  propositions  cannot  be  true 
at  the  same  time.  If  the  society 
owns  the  shares,  the  member  has 
lost  them,  and  with  them  his  mem- 
bership. {.\n\.Q,  ^<  ^<  45,  75.)  He 
cannot  then  retain  any  of  his 
"rights  as  a  corporator,"  nor  par- 
ticipate as  such  in  any  sort  of  fu- 
ture distribution.  Yet  this  is  an 
unquestionable  rij^ht,  proclaimed 
by  the  most  ordinary  common 
sense  and  sense  of  justice,  no  less 
than  by  a  proper  consideration  of 
the  purpose  and  working  of  the 
scheme.     It  follows,  therefore,  that 


the  doctrine  above  stated  is  the  true 
and  correct  doctrine  of  this  case. 

'  Parker  v.  The  Fulton  Loan  and 
Building  Association,  46  Ga.  166. 
See  also  Patlison  v.  The  Albany 
Building  and  Loan  Association,  63 
Id.  373;  North  .\merica  Building 
Association  v.  Sutton,  35  Pa.  463; 
Early  and  Lane's  App.,  89  Pa  411; 
Strohen  v.  Franklin  S.  and  L.  As- 
sociation, 115  Pa.  273,  8  \t\.  Rep. 
843,  6  Centr.  R.  739;  Seibel  v.  Vic- 
toria Building  Association,  43  Ohio 
St.  371;  People  V.  Lowe,  117  N.  Y. 
175;  Citizens'  Mutual  Loan  and 
Accumulating  Fund  Association  v. 
Webster,  25  Barb.  (N.  Y. )  263; 
Hekelnkaemper  et  al.  v.  The  Ger- 
man Building  and  Savings  .Associa- 
tion, 22  Kas.  540;  Ocnmlgee  Build- 
ing and  Loan  Association  v.  Thom- 
son, 52  Ga.  427;  Lincoln  Building 
and  Savings  Association  v.  Graham, 
7  Neb.  173;  Same  v.  Benjamin,  lb. 
iSi;  Herbert  v.  Kenton  Building 
and  Savings  Association,  ir  Bush 
(Ky. ),  296;  Rogers  v.  Hargo, 
(  Tenn. )  20  S.  \V.  Rep.  430;  Michi- 
gan B.  and  S.  Association  v.  Mc- 
Devitt,  (Mich.)  43  N.  W.  Rep. 
760;  Freeman  v.  Ottawa  Building, 
etc..  Association,  114  111.  1S2.  But 
see  Overby  v.  Fayetteville  Build- 
ing and  Loan  Association,  St  N.  C. 
56;  S.  P.,  Iloskins  v.  Mechanics' 
Building  and  Loan  Association,  84 
Id.  838. 
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tion  of  the  ontraj^coiis  consequences  flowing  from  the  op- 
pasilc  doctrine,  it  has,  at  .some  time  or  other,  been  every- 
where confnnieil.  It  is  needless  to  point  out  the.se  coinci- 
dences at  this  place.  They  will  sufficiently  appear  at  every 
step  of  the  sub.sequent  discussion.  But  it  is  essential,  in 
OfvL'r  to  its  un.lerstandin;^,  to  keep  the  principle  itself 
firmly  in  view. 

Kh'iiuMits  orCoiitnicl     Hotwooii  lioirowiii}?  Member  aiul 
Soeiet.v. 

§  124.  It  follows,  from  this  principle,  that,  when  a  mem- 
ber of  a  building  association  becomes  a  borrower,  his 
original  contract  with  the  association,  and  that  of  the  latter 
with  him,  together  with  the  rights  and  obligations  result- 
ing therefrom  to  each  respectively,  continue  in  force  intact, 
except  in  such  minor  details,  not  affecting  the  membership 
of  the  borrower,  in  which  they  may  have  been  varied  by 
the  conditions  of  the  new  contracts  entered  into  by  both 
parties,  whether  expressed  or  implied.  On  the  part  of  the 
borrower,  this  new  contract  may,  in  general,  be  said  to  em- 
brace the  following  essential  features  :  (i)  The  member 
agrees  to  receive  the  advancement  from  the  building  asso- 
ciation, and  to  allow  it,  for  the  privilege  of  the  preference, 
a  certain  stipulated  price,  premium,  or  bonus.  (2)  He 
undertakes,  and  gives  security  in  support  of  the  undertak- 
ing, faithfully  to  perform,  to  the  termination  of  the  society's 
existence,  or  the  running  of  a  series,  all  the  requirements 
of  its  constitution  and  by-laws  relative  to  stock-payments, 
or  dues,  fines,  and  other  charges,  upon  and  in  respect  of 
the  shares  held  by  him  (which,  as  a  rule,  he  pledges  to 
the  society  as  collateral  security),  and  to  be  liable  for  and 
discharge  all  proper  dues,  assessments,  contributions,  and 
charges,  arising  upon  them,  in  the  same  proportion  and  in 
the  .same  manner  as  the  rest  of  the  members ;  and,  in  ad- 
dition, to  make  a  fixed  periodical  payment  by  way  of  in- 
terest on  his  loan,'  either  by  that  name,  or  in  the  way  of  a 
stipulated   increase  in  the  regular  dues  corresponding  with 

'  The  society  is,  of  course,  not  pal  has  been  all  repaid.  In  re  Gold- 
entitled  to  any  payment  in  respect  smith,  ex  parte  Osborn,  L.  R.  10 
of  interest  accruingafter  theprinci-      Ch.  41.     But  see  post,  U  386-387. 
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the  interest  upon  the  loan.  (3)  He  agrees,  that,  upon  the 
termination  of  the  society,  when  its  assets  shall  become 
distributable,  it  shall  appropriate  the  proportion  thereof 
accruing  to  such  of  his  shares  as  were  advanced  to  him  to 
its  own  reimbursement  and  the  payment  of  the  premium 
bid,  if  the  society  runs  its  full  course,  or  to  its  reimburse- 
ment merely  if  it  be  prematurely  dissolved  by  reason  of  in- 
solvency.' (4)  He  agrees,  .that,  in  case  of  his  failure  at  any 
time  to  perform  the  continuing  conditions  of  his  undertak- 
ing, for  a  certain  period  ;  or  for  such  remissness  in  the  pay- 
ment of  dues,  etc.,  as  would  be  ground  of  forfeiture  of  his 
shares  as  a  member,  the  society  shall  be  absolved  from  the 
necessity  of  waiting,  until  the  period  of  dissolution,  for  its 
payment,  but  shall  have  the  right  to  demand  and  recover 
it  from  him  at  once,  including,  in  the  debt,  not  only  the 
amount  actually  loaned,  but  all  the  payments  and  charges 
which  may,  lawfulh',  under  his  obligation,  as  member  and 
borrower,  be  demanded  from  him:"  and  also,  in  case  of 
failure  of  the  association  and  a  winding-up  before  its  pur- 
poses are  accomplished,  to  make  settlement  at  once  for 
what  may  b^  found  due  from  him  to  it.^ 

§  125.  The  building  association,  in  its  turn,  assumes 
certain  corresponding  obligations  towards  the  borrower, 
(i)  It  ageecs  to  perform,  so  far  as  he  is  concerned,  the 
purposes  of  its  incorporation,  and  to  permit  him,  so  long  as 
he  does  his  share,  to  participate  in  the  benefits  and  ad- 
vantages of  it.  (2)  It  agrees  to  let  him  have  the  use  of  the 
money  advanced  during  the  continuance  of  the  society's 
legal  life,  or  the  running  of  a  series,  provided  he  lives  up 
to  the  terms  of  his  undertaking.'     (3)  In  the  meanwhile. 


'  See  post,  ??  523,  et  seqq. 

'  Such  a  provision  is  not  a  stip- 
ulation for  a  penalty  from  which 
equity  will  relieve  :  Concordia 
S:iv  and  Aid  Associalion  v.  Read, 
93  N.  Y   474 

3  Se-i  post,  ii?,  523,  et  S2qq. 

■'  This  is  the  understanding,  al- 
though the  mortgage  may  be  drawn 
to  stanrl  for  a  year  only.  The  in- 
tention is  not  to  collect  at  all,  but 


to  let  the  association  run  its  course, 
and  cancel  the  mortgage  with  the 
borrower'sdividend  u])oii  hissharer. 
Kupfert  :'.  (jutlenbirg  Building  As- 
sociation, 30  Pa.  455;H2kelnkaem- 
per  et  al.  v  The  Ger-7ian  Building 
and  Savings  Association,  22  Kas. 
540;  Hagerman  v.  The  Ohio  Build- 
ingand  Savings  .Association,  25  Ohio 
St.  1S6;  Smith  V.  The  Mechanics' 
Building  and  Loan  Association,  73 
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it  is  to  receive  and  invest  the  payments  made  by  liini,  both 
as  dues  and  as,  or  in  lieu  of,  interest,  in  the  same  manner 
as  those  of  other  members,  and  as  part  of  the  common  fund. 
(4)  Finally,  upon  the  windin.s^  np  of  the  coneern,  it  is  to 
account  to  him  for  such  .proportion  of  the  whole  accumula- 
tion, as  may  be  coming  to  his  share,  retaining  so  much  as 
may  be  necessary  to  cover  his  proportionate  share  of  the 
loi^ses  and  expenses,  and  applying  the  balance  to  the  liqui- 
dation of  his  debt,  including  the  actual  advance,  interest, 
fines,  and  premium,  according  to  his  undertaking,  and 
thereupon  cancelling  his  securities. 

Liiiiifnrioii  IpiMi  liorrowcr's  Kiy:]it  to  TiaiislVr  His  Sliaics. 

§  126.  Such  being  the  contract  subsisting  between  the 
two  parties,  it  is  perfectly  plain  that  the  borrowing  mem- 
ber is  not  in  a  position  freely  to  transfer  his  shares  to  an- 
other. The  society  has  the  right  to  look  to  them  as  the 
source  of  its  ultimate  indemnification  for  the  advance 
made  to  the  member ;  and  that  right  the  latter  cannot  de- 
feat. Where,  as  under  the  Michigan  statute,  the  borrower 
is  reearded  as  haviuij  sold  to  the  association  the  share  ad- 
vanced  upon,  and  the  share  advanced  upon  as  liquidated, 
there  remains  in  him  no  right  or  title  whatever  which  he 
can  transfer.'  Ordinarily,  however,  the  right  of  transfer  is 
conceded  to  a  borrowing  shareholder  in  respect  of  shares 
advanced,  subject  to  the  claim  or  lien  of  the  association.' 

BoiTowinj;  iMcinlKT  Cannot  Wi(li<lra\v. 

;■;  127.  It  further  follows,  from  the  nature  of  the  bor- 
rower's contract,  that  he  cannot,  while  it  is  in  force,  with- 
draw from  the  society.^  And  this  is  quite  just,  for,  having 
received,  in  advance,  the  benefit  of  the  whole  scheme,  he 
is,  in  common  fairness,  bound  to  contribute  until  all  derive 

N.   C.   372.     See   po.^t.   ??   329,    et  L.    Association    t:    Wetherell,    43 

SJqq  111.  App.  509. 

'  Michij,'an  K.  .ind  S.  Ass  )ciation  ='  Watkins   v.   Workingmen's    B. 

V  McDeviit,  (  .Mich.)43N.  W.  Rep.  and    h.    Association,    97    Pa.    514; 

7'-'  ■  Laurel   Run   B.  Ass'n  v.   Sperring, 

»  Mechanics'   B.  and  L    Associa-  io5  Pa.  334;  State  z^.  Redwood  Falls 

lion  Z'.  Conover,    14  N    J.  Eq    219  B.    and   h.    Association,    45   Minn. 

(not  disturbed  in  this  particular  in  154;  47  N.  W.  Rep.  540;  10  h.  R.  A. 

17  id.  497);  Thirty-first  Str   B.  and  752. 
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an  equal  advantage.'  Where,  indeed,  the  stock  has  been 
forniallv  assio^ned  to  the  association  as  security  for  the  bor- 
rower's  undertakings,  its  subsequent  withdrawal  by  him  is 
excluded  upon  every  ground,  until  that  undertaking  has  been 
performed."  And  }  et  the  same  reasons,  which  may  make 
withdrawal,  at  some  time,  most  desirable  to  the  investor, 
may  operate  in  the  case  of  a  borrower,  either  necessitating 
a  cessation  of  his  relations  with  the  society,  or  holding  out 
peculiar  opportunities  for,  and  advantages  in,  relieving 
himself  at  once  from  indebtedness  to  it.  Hence  the  necessity 
of  providing  some  method  for  his  discharge  from  liability, 
with  perfect  justice  to  the  society  and  without  hardship  to 
himself,  before,  in  the  regular  course,  the  steady  progress 
of  the  scheme  will  work  it  out  for  him. 

Kij>lit  of  Voluntary  Kepaymoiit. 

§  128.  Conceding  the  justice  and  propriety  of  the 
claim,  the  difficulty  lies  in  ascertaining  the  amount  which 
the  borrower  ought  to  pa>-,  at  any  given  time,  as  an  equiva- 
lent in  the  aggregate,  for  that  for  the  payment  of  which  in 
instalments  his  obligation  calls.  One  of  the  advantages  of 
borrowing  from  building  associations,  the  consideration 
which  mainly  justifies  the  high  premiums  such  loans 
command,  arises  largely  from  the  uncertaint\-  as  to  the 
precise  amount  the  borrower  will  be  obliged  to  lay  out 
in  the  eventual  return  of  the  loan.  If  the  society  is 
successful,  it  may  be,  in  the  whole,  a  sum  much  inferior 
to  the  face  of  the  obligation,  and  very  slightly,  if  at  all,  in 
excess  of  the  amount  actually  received,  with  interest. 
On  the  other  hand,  it  has  already  been  seen  that  it  is  ■ 
impossible  to  compute  the  true  indebtedness  of  a  mem- 
ber to  the  a.s.sociation,  without  taking  into  the  reckoning  a 
profit   and  loss  account,   and  an  expen.se  account  for  man- 

'  Barry,    Laws   of    Buildiiii,'   So-  .Vss'n  z'.  Mordock,  (Neb.)  58  N.  W, 

cielies,  ^  26.       Where  the  by-laws  I^ep,  107.     See  'i  106. 

and  certificate  of  nienibership  deny  -  Wadlingerz'.  Washington  Germ, 

tlie  riglit  of  a  borrower  to  withdraw,  B.  and  L.  Association,   153  Pa.  622; 

I>arol    evidence   of  a    "  cu.stoniary  Anderson    Buihling,  etc.,  Associa- 

practice  "  to  the  contrary  was  held  tion    z'.    Thompson,    88   Ind.    405; 

inadmissible  :     American  B.  and  L.  State  v.  Redwood  Falls  B.   and  h> 

Ass'n,  supra. 
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ascinent,'  liis  proportionate  share  of  which  is  an  essential 
part  of  his  liability  under  the  niortoa<>e  or  other  security 
he  has  jjiven  to  the  society." 

§  129.  The  true  view  of  this  indebtedness,  in  fact,  is, 
that  the  return  oi'  the  money  received,  at  any  period  inter- 
nieiliale  between  the  time  of  taking  it  and  the  time  of  the 
ultimate  squarino-  of  accounts  upon  the  expiration  of  the 
societv,  or  series,  is  not  contemplated  by  the  contract.^ 
That  money  is  never,  before  that  period,  intended  to  be  col- 
lected, or  repaid.'  The  essential  feature  of  the  contract  is 
the  continued  payment  of  certain  dues  ;  the  incident,  the 
payment  of  interest  as  a  compensation  for  the  use  of  the 
monev.  Even  wdiere  the  obligation  is  given  for  the  repay- 
ment of  a  specific  sum  of  money,  with  interest,  the  char- 
acter it  would  seem  to  derive  from  that  fact,  is  modified 
and  overcome  by  the  provisions  which  may  follow  as  to  the 
payment  of  dues,  etc.,  showing  clearly  the  true  intent  of 
the  transaction,  or  indeed,  from  the  fact  that  it  was  in  truth 
a  transaction  between  the  society  and  its  member.^  Such, 
then,  being  the  real  nature  of  the  borrower's  undertaking, 
— to  stand  by  the  society  to  its  end,  and  to  continue, 
throughout,  certain  stipulated  payments, — it  would  appear 
that  the  very  terms  of  the  contract  precluded  any  determi- 
nation of  its  requirements  before  the  period  set  by  itself. 
There  are  certain  judicial  utterances  that  would  seem  to  in- 

'  Paltison  z:  The  Albany  Build-  Martin,   13  N.  J.  Kq.  428;  White  v. 

ing  and   Loan  Association,  63  Ga.  Mechanics'    Building    Association, 

373-  22     Grat.    (Va.)    233;    Winchester 

*  McGrath  :'.  Hamilton   Savings  Building    Association     v.     Gilb2rt 
and  Loan  Association,  44  Pa.  383.  23    Id.    7S7  ;    Cason    v.     Seldner, 

*  See  Seagrave  v.  Pope,  22  L  J.,  77  Va.  293;  Fagan  7'  People's  Sav. 
Ch.  258;  i6Jur.  1099;  19  L.  T.  Rep.  and  Loan  Association,  (Minn.)  37 
173;  20  Id.  15S;  I  De  G.,  M.  and  G.  N  W.  Rep.  142;  Williar  v.  The  Bal- 
783;  15  Kngl.  L.  &  Eq.  477;  tiniore  Butchers'  Loan  and  An- 
Fleming  :■.  Self,  24  L.  T.  Rep.  unity  Association,  45  Md.  546. 
loi;  18  J.  P.  772;  24  L.J. ,  Ch.  29;  •<  Kupfert  v.  Guttenberg  Build- 
3  De  G.,  M   and  G.  997;  3  Eq  Rep.  ing  Association,  30  Pa.  465. 

14:  ILigerman  v.  The  Ohio  Build-  •' vSee  Building  Association  t/.  Rob- 
ing and  Savings  Association,  25  inson,  46  Leg  Int  (Pa.)  5;  19 
Ohio  St.  1S6;  Lister  z/.  Log  Cabin  Phila.  358,  per  Mitchell,  J.  But 
Building  .\ssociation,  38  Md.  115;  compare  Pagan  v.  People's  Sav. 
Hoboken    Building  Association  v.  and  L.  .^ss'n,  supra. 
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dicate  such  as  the  view  first  held.^  But  it  promptly  became 
recognized  that  a  method  bv  which  the  borrower  would 
substantially  comply  with  the  requirements  of  his  contract, 
might  absolve  him  from  the  literal  fulfilment  of  it ;  i.  e.^ 
that,  having  obligated  himself  to  a  long  series  of  small 
payments,"  he  might  be  allowed  to  substitute,  in  lieu 
thereof,  a  single  larger  one,  equal,  at  once,  to  the  aggre- 
gate of  all  the  smaller  ones. 

Terms  of,  an  1  Rules  for,  Voluntary  Repnynient,  in  the 
Absence  otS;iecial  By-L:nA'or  Statutory  Pr<>vlsi<»is. 

§  130.  Apart,  therefore,  from  any  consideration  based 
upon  the  fact  of  past  losses  in  the  society,  and  apart  also 
from  any  provision  binding  upon  it  looking  to  an  allow- 
ance of  a  proportion  of  past  profits, — the  rule  has  been 
adopted  in  England,  and  recognized  in  America,  that  a 
borrowing  member  of  a  building  association  may  redeem 
his  property  mortgaged,  and  discharge  his  indebtedness,  to 
the  same,  upon  payment  of  all  the  future  subscriptions 
which  would  accrue  against  him  until  the  dissolution  of 
the  society,^  its  probable  duration  to  be  ascertained  by  cal- 
culatio;i,  and  the  future  payments  to  ht  treated  as  if  im- 
mediately due.^ 

'  Sea  Seagrave  v.  Pope,  supra.  J.,   Cli.  29  (substituting  and  insist- 

'^  Robartson     v.    The     American  ing  upon  "possible"  for   "  prob- 

Homestead    Association,     10     Md.  able "  duration);  Smith  z'.  Pilking- 

397  ton,   I  Ue  G.,  F.   and  J.  120;  29  L. 

=>  Or  the  expiration  of  the  series.  J.,  Ch.  227;  Farmer  z/.  Smith,  4  H. 

Where  the  by-laws  provide  that  all  and   N.    196;  5  Jur. ,   N.   S.  533,  n.; 

loans  shall  become  due  in  6  years,  28  L.   J.    Exch.    226;    Sparrow   v. 

or  upon  the  stock  reaching  its  par  Farmer,   26  Beav.  511;  5  Jur.,  N.  S. 

value,  the  liability  of  a  borrower  to  530;  28   L.  J.,   Ch.   537;   33   L.    T. 

pay  upon  his  mortgage  has  been  216;  Handley  v.   Farmer,  29  Beav. 

held  not  to  extend  beyond  6  years  362;    Seagrave   v.  Pope,    i    De  G., 

from  its  date:  Lime  City  B.,  S    and  Mac.   and  G.   783;  15  Engl.  L.  and 

L.  Association  v.  Wagner,  122  Ind.  Eq.   477;  Hoboken   Building  Asso- 

78;  23  N.  E   Rep   6S9.  ciation  v.  Martin,  13  N.  J   Ecj.  428; 

*  Mo  .ley  Z'.  Baker,  6  Hare,  87;   12  Somerset   County    Building    Loan 

Jur.  551;  17  L.  J  ,  Ch.  257  {affirmed  and  Savings  Association  v.  Vander- 

on   appeal,    i   Hall  and  T    301;   13  vere,   11   id    282;  Mechanics'  Build- 

Jur.  817;  18  L  J  ,  Ch.  457;  3  De  G.,  ing  and  Loan   Association  of  New 

ALac.   and    G      1032);    I'leiniiig   v.  Brunswick    v.   Coiiover,    14  id    219 

Self,  3   Di  G.,  Mac.  and  G.   997;  3  (not  reversed,  in  this  particular,  in 

Eq.  R.   14;  I  Jur.,  N.  S.  25;  24  L.  17  id.  497);  City  Building  and  Loau 
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§  131.  'r.»  the  sirn  thin  found  must  hz  ad:bd  any  ar- 
rcara^vs,  fnies,  and  otlier  charges  standing-  against  the  bor- 
rower, if  the  society  is  willing  not  to  make  the  fact  of  there 
being  sucli  an  insuperable  objection '  to  permitting  the 
member  llie  advantage  of  this  arrangement,  or  do2S  not  in- 
sist upon  requiring  their  previous  payment  by  him,  as  it 
has  a  perfect  right  to  do,  in  the  case  of  repayments  of  ad- 
vances, as  well  as  in  the  case  of  withdrawing  members. 

vf  132.  The  rule  just  indicated  recognizes,  by  necessary 
implication,  two  highly  important  principles  concerning 
the  rights  of  borrowing  members,  viz.  :  (i)  that,  in  strik- 
intr  the  account  between  the  borrowing  member  and  the 


Co.  V.  Fatty,  i  Abb.  App.  Dec.  (N. 
V  )  3 47;  Cili/.-Mis"  Mutual  Loan  and 
.\ccuiuulatin^  I'uml  Association  7'. 
Webster.  25  Barb.  (N.  Y. )  26  j; 
Rolwrtson  :■.  Tlie  .\inerican  Home- 
stead Association,  10  Md.  397; 
Shannon  :'.  The  Howard  Mutual 
Building  Association  of  Raltitnore, 
36  Md  3S3;  Lister  v.  The  Log 
Cabin  Building  .Association,  38  Md 
115;  McCahan  z:  The  Columbian 
Building  .Association  of  East  Balti- 
more. 40  Md.  226;  Hennighausin 
and  WolfT,  Rec'rs,  v.  Tisher,  50 
Md.  5S3;  Border  State  Perpet.  B. 
.Asvocialion  v.  McCarthy,  57  Md. 
555;  Home  Mut.  B.  Association  v. 
Thursby,  58  Md.  284 ;  Hagerman 
V.  The  Ohio  Building  and  Sav- 
ings Association,  25  Ohio  St.  1S6; 
Risk  V.  Dv-lphos  Building  and  Sav- 
ings .Nssociation,  31  Ohio  St.  517; 
Cincinnati  Gennan  Building  Asso- 
ciation No.  3  v.  Flach  i  Rep. 
(Cine.  Super  Ct.  )468;  Winchester 
Building  .A..s.sociation  v.  Gilbert 
23  Oral  tan  {Va. ),  787;  Fox  v. 
C«'ttage.  etc..  Association,  8r  Va. 
677.  See  also  Tilley  z'.  American 
Building  and  Loan  .Association,  (U. 
S  C  C.  \V.  D.  Ark.)  52  Fed.  Rep. 
61  s,  anil  further  Richards  v.  The 
Biob  County  Loan  Association,  24 
Ga.  19S;  Ocmulgee  Building  and 
Loan  Associatiou  v.  Thomson,   52 


Ga.  427  (under  which  the  borrower 
must  ]iay  back  the  money  he  got 
witli  .such  an  advance  as  will  en- 
al)le  the  company,  at  the  lower  or 
higher  rates  prevailing,  to  get  the 
same  monthly  interest  upon  it  as  he 
ought  to  pay  at  the  same  rates  he 
got  it  at)  ;  Overby  v.  The  Fay- 
etteville  Building  and  Loan  As- 
sociation, 8r  N  C.  56;  Hoskins  z>. 
Mechanics'  Building  and  Loan  As- 
soci.ation,  84  N.  C.  838  (which 
indicates  a  n\\e  of  settlement  upon 
the  basis  of  a  mere  loan,  and  sub- 
s^cjuent  ])artial  ])ayments);  Hekeln- 
kaemper  e'  The  German  Building 
and  Savings  Association,  22  Kas. 
549:  followed  in  Glynn  v.  Home 
Building  A.s.sociation,  22  Kas. 
746  (in  which  the  rule  in  text  was 
held  inapplicable,  the  transaction 
being  regarded  as  a  mere  loan  of  so 
nmch  money,  to  be  returned). 
Watkins  v  The  Workingmen's 
Building  and  I,oan  Association,  97 
Pa.  514,  (which,  so  far  as  it  relates 
to  voluntary  repayments,  proceeds 
upon  statutory  provisions,  and  as 
for  the  rest,  treats  the  transaction 
as  a  loan  which  mn.st  be  repaid,  but 
to  which  the  borrower  may  apply 
his  stock  payments  already  made). 
'  Davis,  Law  of  Building,  etc., 
Societies,  p.  249. 
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association,  at  any  time  after  the  creation  of  the  indebted- 
ness, and  prior  to  its  working  off  in  the  natural  course  of 
the  scheme,  the  member  is  to  be  credited  with  all  his  peri- 
odical payments,  on  account  of  stock  and  interest ;  (2)  that 
he  is  to  be  credited  only  with  his  actual  payments,  and  not 
with  any  profits  thereon,  (unless  special  statutory  enact- 
ment or  the  rules  of  the  society  allow  him  some  share  of 
profits.)  The  first  of  these  principles  clearly  appears, 
when,  remembering  that  the  mortgage  is,  upon  its  face, 
given  to  secure  a  series  of  small  payments,'  the  borrower 
is  allowed  to  satisfy  it  upon  payment  of  the  instalments 
likely  to  be  coming  due  between  the  date  when  he  desired 
to  pay  off,  and  the  tennination  of  the  society,  claiming 
credit,  as  to  all  that  precedes  that  date,  on  the  score  of  his 
former  payments.  The  second  proposition  follows  as 
closely  as  the  former.  The  whole  undertaking  calling  for 
the  payment  of  a  series  of  items,  and  the  undertaker  hav- 
ing made  payment  of  a  number  of  them,  he  is  allowed 
credit  for  that  number.  With  the  profits  they  have  been 
making,  as  profits,  he  has  nothing  to  do,  because  for  that 
the  society  is  accountable  only  upon  its  dissolution,  and 
then  only  to  those  who  have  persevered  in  its  membership."-^ 
Similarly,  he  gets  credit  for  the  interest  he  paid,  but  not 
for  the  gains  the  association  may  have  made  by  throwing 
it  into  the  general  fund  and  re-investing  it. 

§  133.  Nor  does  the  fact  that  the  security  given  to  the 
building  association  is  for  a  definite  sum,  rather  than,  as  is 
more  proper,  for  the  payment  of  dues,  etc.,  make  any  prac- 
tical difference  in  the  application  of  these  principles.  In 
such  case,  the  sum  merely  indicates  the  part  of  the  ulti- 
mate value  of  the  shares  advanced  upon,  which  shall  be 
applied  to  the  extinguishment  of  the  debt  upon  the  final 
account,  the  member  being  entitled  to  any  surplus,  an  ap- 
parent advantage,  which  is  practically  no  advantage  at  all, 
as  the  sum  loaned  and  the  ultimate  value  of  the  share  are, 
upon  presumption,  the  same  amount.  The  periodical  con- 
tributions, and   the   interest,   are   fixed,  and   their  regular 

'  Robertson     v.    The    American  '•'  See  ante,  H  loo-ioi. 

Homestead  Association,  10  Md.  397. 
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luyuKMit  Stipulated.  The  period  of  their  continuance  is 
no  more  and  no  Ics-;  certain  in  the  one  case  than  in  the 
other.  If  the  snni  is  fixed,  it  is  ninch  easier  to  say  at  any 
given  time  how  mnch  it  will  take  to  dischargee  the  debt. 
Rut  it  is  merely  the  ascertained  ag-g-regate  of  a  certain 
nnmber  of  periodical  dnes.  And  for  them  and  for  the  in- 
terest he  has  paid, — neither  more  nor  less — can  the  bor- 
rower (independently  of  any  rnle  or  law  giving  him  more, 
and  the  matter  of  contribntion  to  losses  being  ont  of  the 
way,)  claim  credit.' 

Provisions  l^iititliii!;-  Borrower  to  Profits  on  Uepayinent. 

§  134.  There  may  be,  however,  and  freqnently  are,  in 
the  governing  statnte  or  rnle  of  the  association,  provisions 
under  which  the  repaying-  borrower  is  entitled,  in  one 
shape  or  another,  to  a  proportion  of  the  profits  made  npon 
his  past  contribntions, — provisions  as  politic  as  they  are 
just.  A  withdrawal  of  shares  advanced  is,  as  has  been 
seen,-  ont  of  the  qnestion.  Yet,  where  a  borrower  settles 
with  the  association,  presently  relinqnisliing  to  it  his  stock 
interest  in  part  liqnidation  of  his  nndertaking  as  a  bor- 
rower, it  is  obvions  that  the  transaction  involves  the  ele- 
ments, not  only  of  a  redemption  of  his  obligation  by  pay- 
ment strictly  speaking,  bnt  also  of  a  withdrawal.  It  is, 
indeed',  "a  combination  of  redemption  and  withdrawing.""* 
In  snch  case,  whatever  benefit  is  claimable  by  withdrawing 
members  in  respect  of  their  stock  is  eqnally  claimable  by 
the  repaying  borrower,  whether   it  be  expressly  ^  given  to 


'  Watkins  z'.  Workingmen's 
Huilding  .Association,  97  Pa.  514; 
Mechanics'  Building  and  Loan  As- 
sociation v.  Conover.  14  N.  J.  Eq. 
219  (not  disturbed  in  this  particular 
by  S.  C,  17  id.  497). 

*  See  supra,  ^  127. 

'  Bradbury  v  Wild,  [1893]  i  Ch. 
377.  387.  per  Kekewich,  J 

*  In  Mosley  v.  Baker,  12  Jur.  551; 
10  L  T.  Rep  461;  6  Mare  87,  17  U 
J  ,  Ch  25:  on  appeal,  18  id.  457; 
13  L  T.  Rep.  317;  13  Jur.  317;  i 
Hale  and  Tvv.  301:  also,   27  Engl. 


L  and  Eq.  512, — and  Seagrave  v. 
Pope,  22  L.  J  ,  Cli.  258;  16  Jur. 
1099;  19  L.  T.  Rep.  173;  20  id.  158; 
I  De  G.  M  and  G  783;  15  Engl. 
L  and  Eq.  477 — the  rules  contained 
specific  provisions  for  the  allow- 
ance of  profits  to  be  made  by  the 
directors  upon  the  .shares  of  repay- 
ing borrowers  The  decisions,  how- 
ever, turned  upon  the  peculiar 
features  of  the  cases,  and  being 
more  curious  than  valuable  at  this 
day,  are  omitted  here. 
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him  or  not.     Among  the  former  category — an  express  al- 
lowance— the  leading  case  is  that  of  Fleming  v.  Self} 

By  the  14th  rule  it  was  provided,  that,  if  an}-  member 
should  be  desirous  of  satisfying  the  securities  which  should 
have  been  given  for  any  shares  which  he  might  have  pur- 
chased, and  should  give  notice  of  such  desire  then  that  the 
directors  should,  within  one  month,  award  him  the  same 
proportion  of  profit  per  share  as  was  allowed  on  the  with- 
drawal of  unpurchased  shares ;  and  the  directors  should 
make  a  deduction  of  such  profits  and  of  the  amount  of 
subscriptions  paid  in  by  such  member  from  the  full  amount 
expressed  to  be  secured  in  and  by  the  mortgage  ;  and  the 
directors  were  thereby  authorized  to  receive  the  same  in 
one  payment,  or  by  such  instalments  as  the  directors  and 
members  should  agree  upon  ;  and  upon  the  payment  of  the 
balance,  together  with  all  fines  and  other  sums  due  in  re- 
spect of  such  shares,  the  directors  should  desire  the  trustees 
to  deliver  up  all  deeds,  etc.,  and  endorse  a  receipt,  etc.  By 
the  33d  rule,  "  When  all  the  payments  mentioned  in  the 
rules  hereinbefore  contained,  that  is  to  say,  when  the  full 
sum  of  ;^ioo  for  each  share,  with  all  other  expenses  and 
liabilities  of  the  society,  shall  be  fully  paid  and  satisfied," 
the  society  should  then  cease.  By  the  i6th  rule,  members 
wishing  to  withdraw  unpurchased  shares  were  to  be  allowed 
such  bonus  upon  withdrawal  as  the  directors  should  from 
time  to  time  appoint.  The  plaintiff  became  an  advanced 
member,  and  subsequently  the  directors  passed  a  resolution 
that  the  society  should  terminate  and  its  affairs  be  wound 
up  after  the  period  of  eleven  years  from  its  foundation. 
Several  meetings  of  the  society  were  held,  and  it  was  re- 
solved, that  the  bonus  or  share  of  profits  to  be  allowed  to 
withdrawing  members  should  be  £'>y2  per  share.  At  the 
end  of  the  term  of  eleven  years  from  the  foundation  of  the 
society,  the  plaintiff  gave  notice  to  withdraw,  and  claimed 
to  have  the  bonus  awarded  to  him,  and  to  have  his  security 

'  24  L  T.  Rep.  loi;  18 J    P.  772;  from  the  Vice  Chancellor's  decis- 

24  L    J  .  Ch     29;   I  Jur.,  N.  S.  25;  ion,   Kay  51S;   18  J.   P.   296;  23  L. 

3  Eq.   Rep.    14;  3  W.   R.  89:  3  De  T.  Rep.  63. 
Gex,    M    and   G.    997:   on   appeal 
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discharjjed  willioiit  any  further  payment  on  his  part.  In 
rcplv,  after  eonsideration,  the  trustees  told  the  plaintiff 
that  he  could  not  be  allowed  any  bonus  or  share  of  profits 
on  his  shares,  nor  could  he  be  allowed  to  redeem  upon  any 
other  terms  than  the  payment  of  ^i8o,  that  sum  being  the 
calculated  amount  payable  by  him  from  the  time  of  his 
Jiving-  notice  to  redeem,  down  to  the  estimated  period  of 
the  society's  termination.  The  plaintiff  then  filed  the 
claim,  praying  a  decree  for  redemption  and  the  delivery  up 
of  his  title-deeds  without  any  further  payments  being  made, 
and  also  praying  a  declaration  that  he  was  entitled  to  the 
amount  of  bonus  which  he  had  sought,  and  for  payment  of 
the  same.  It  was  eventually  held,  that  the  plaintiff  could 
only  redeem  upon  the  terms  of  paying  the  amount  of  sub- 
scriptions and  redemption  money,  which  would  become 
pavable  by  him  during  the  longest  period  that  the  society 
could  possibly  last,  having  regard  to  the  state  of  its  assets ; 
but  that  he  was  entitled  to  the  same  share  of  profits  as 
would,  at  the  time  of  his  notice,  have  been  payable  to  a 
withdrawing  member  under  the  rules.  As  to  this  last 
order,  the  Lord  Chancellor,  in  making  it,  varied  the  de- 
cree of  the  court  below,  where  the  Vice-Chancellor  had  de- 
cided that  the  plaintiff  was  not  entitled  to  any  share  of  the 
profits. 

§  135.  In  Archer  v.  Harrison  '  the  question  involved 
was  precisely  the  same  as  that  which  arose  in  Fleming  v. 
Self^  namely,  the  right  of  a  borrowing  member,  when  he 
redeems,  to  the  benefit  of  any  bonus  that  had  been  de- 
clared on  the  shares  prior  to  the  notice  to  redeem,  and  the 
rules  were  similar  in  all  respects.  A  bonus  of  ^23  per 
share  had  been  declared  in  April,  1849,  that  was,  prior  to 
the  decision  of  the  Lord  Chancellor  in  Fleming  v.  Self^ 
and  upon  the  assumption  that  borrowing  members  were 
not  entitled  to  participate  in  the  bonuses.  The  calculation 
was  consequently  erroneous  ;  and  accordingly,  after  the  de- 
cision in  Fleming  v.  5^^  but  subsequently  to  the  plaintiff's 
notice  to  redeem,  the  directors  made  another  calculation, 
and  determined  that  £-]  per  share  was  the  proper  amount 

'  3 Jur  ,  N.  S,  194;  S.  C. ,  21  J.  p.  515;  7  De G. ,  M.  and  G.  404;  29 L.  T.  Rep.  71. 
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of  the  bonus,  in  order  to  enable  the  directors  to  pay  all 
borrowing  members,  subsequently  coming  to  redeem,  the 
same  bonus  of  £-]  per  share.  The  defendants  offered  the 
plaintiif  this  bonus,  but  he  declined  to  take  it,  contending, 
that,  upon  the  principle  of  Fleming  v.  Self^  he  was  entitled 
to  the  amount  of  bonus  declared  prior  to  his  giving  notice 
to  redeem.  The  Lord  Chancellor  held  that  he  was  entitled 
to  the  actual  bonus  declared,  namely,  £2^,  per  share,  say- 
ing, "  The  rule  being  implicit,  I  cannot  say  that  the  plain- 
tiff is  not  to  have  the  bonus  which  has  been  declared  ;  but 
the  amount  ultimately  to  come  to  him  will  be  diminished 
to  some  extent  by  the  payment  of  the  entire  monthly  and 
other  charges  in  consequence  of  the  prolongation  of  the  ex- 
istence of  the  society."  ' 

^  136.  Smith  V.  Pi/ king  ton'  was  another  redemption 
suit.  Smith,  in  1846,  became  a  borrowing  member  of 
"  The  Gloucestershire  and  Cheltenham  Accumulating 
Fund  and  Mutual  Benefit  Society,"  the  rules  in  which  were 
similar  to  those  in  Fleming  v.  Self.  In  July,  1855,  a  bonus 
of  £2^  per  share  was  declared  by  the  directors.  Prior  to 
June,  1856,  Smith  gave  notice  of  his  intention  to  redeem 
his  securities,  in  accordance  with  the  rules  of  the  society. 
In  July,  1856,  meetings  of  the  society  were  held.  Smith, 
who  was  a  director,  being  present,  at  which  redemption  of 
the  securities  was  proposed  upon  certain  terms,  and  all  the 
borrowing  members,  some  of  whom  Smith  had  consulted, 
applied  to  redeem,  and  subsequently  did  redeem,  on  the 
terms  of  the  resolutions  passed  at  these  meetings.  Smith, 
however,  refused  to  adopt  these  terms,  and  filed  a  bill 
against  the  trustees  of  the  society,  whereby  he  prayed  that 
it  might  be  declared  that  he  was,  on  the  24th  of  October, 
1856,  on  redeeming  his  mortgage  security,  entitled  to  the 
bonus  of  £2^  per  share  on  each  of  his  shares  in  the  society  ; 

'  In   International    Buildinj;^  and  clared    by   the    directors,    though 

IvOan  Association  v.  Biering,  (Tex  )  greater  than  claimed  by  liim  in  his 

26  S    W.  Rep.  39,  it  was  lield,  that  pleadings 

a  borrower,  beingentitled  to  sst  off  '4jur.,   N.   S.   58;  30  L.  T.  Rep. 

the  withdrawal   value  of  his  stock,  196;  22  J.  P   5;  S.  C  ,  on  appaal,  29 

to  be  ascertained  by  the  directors,  L.   J.,  Ch.  227;  i    De  G.,  F.    and  J. 

might  set  it  off  to  the  value  de-  120;  24  J.  P.  227. 
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that  certain  accounts  nii.s^ht  b2  taken,  and  the  plaintiff 
cretliletl  with  the  amount  of  the  .said  bonnses  ;  that  the  de- 
fcnihmts  niij^ht  be  decreed  to  pay  to  tlic  plaintiff  out  of  the 
funds  of  the  society  what,  upon  takino- the  account-:,  should 
apjiear  to  be  payable  on  redeeming  his  niort^yage  security, 
with  interest,  etc.  The  defendants,  the  trustees  of  the 
society,  contended  that  Smith  was,  by  his  conduct,  pre- 
cluded from  redeeming,  e.Kcept  upon  the  terms  proposed  at 
the  above-mentioned  meetinos,  and  granted  to  all  the  other 
borrowing  members  who  had  retired  or  withdrawn.  But 
the  \'ice-Chancellor  held  that  the  plaintiff  was  not  bound 
by  the  resolutions  of  July  and  the  terms  granted  to  the  re- 
tiring members  ;'  that  there  was  no  new  agreement  entered 
into  between  Smith  and  the  directors ;  and  therefore  that 
the  plaintiff  was  entitled  to  the  relief  prayed  for,  the  ac- 
counts to  be  taken  upon  the  principle  of  the  decision  in 
Fleming  \\  Self. " 

§  137.  In  the  American  decisions,  the  principle  estab- 
lished by  the  English  ones  just  considered  is  applied. 
Thus,  the  constitution  of  a  building  association  provided 
that  any  borrower  might  repay  his  loan  at  any  time,  and 
in  case  of  repayment  before  the  expiration  of  eight  years 
after  the  issuance  of  the  series  in  which  his  stock  stood,  he 


'  See  Armitage  v.  Walker,  2  Jur., 
N.  S.  i3;2oJ.  P.  53;S.C..26L.T. 
Rep.  1S2  ;  2  Ka}'  and  J.  21 1 ;  23  L. 
T.  Rep.  63;  )8  J.  P.  295;  Kay, 
518;  S.  C,  on  appeal,  24  L.  T. 
Rep.  loi  ;  18  J.  P.  772;  24  L  J  , 
Ch.  29;  I  Jur..  N.  S.  25;  3DeG., 
M.  &  G.  997;  3  Eq.  Rep.  14;  3  W. 
R,  89. 

»In  Parmer  v.  vSniith,  28  L.  J., 
Ex.  226;  S.  C,  32  L.  T.  Rep.  371; 
5  Jur.,  N.  S.  533,  n.;  4  H.  and  N. 
196;  7  W.  R.  362.  the  rule  for  re- 
demption provided  that  an  ad- 
vance<l  shareholder  might,  at  any 
time,  satisfy  the  security  by  paying 
the  hul)scriptions  to  the  end  of  the 
thirteenth  year  of  the  society's  ex- 
istence, and  it  was  never  doubted 


but  what  he  had  power  to  do  so,  as 
far  as  the  security  of  the  land  was 
concerned;  and  the  same  thing  was 
expressly  decided,  in  another  case, 
in  equity:  Ilandley  v.  Fanner,  29 
Beav.  362,  Andso,  if,  bytherules,  a 
period  is  fixed  for  the  ternn'nation 
of  the  society,  and  that  time  has 
elapsed  without  the  objects  of  the 
society  having  been  accomplished, 
the  member  will  nevertheless  be 
entitled  to  have  his  property  dis- 
charged  from  the  mortgage,  though, 
as  we  shall  presently  see,  he  will 
not  be  discharged  from  his  covenant 
to  pay  the  subscriptions:  Sparrow 
V.  Farmer,  28  L.  J.,  Ch.  537;  S.  C, 
5  Jur.,  N.  S.  530;  33  L.  T.  Rep.  216; 
26  Beav.  511;  23  J.  P.  500. 
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should  have  credit  for  whatever  interest  he  might  be 
entitled  to  receive  under  a  certain  article  which  entitled  a 
withdrawing  investor  to  the  amount  of  his  instalments,  to- 
gether with  specified  rates  of  interest  depending  upon  the 
lenofth  of  time  he  had  been  a  member.  It  was  held  that  a 
borrowing  stockholder  was  entitled  to  the  same  benefits  on 
advance  payments  made  by  him  upon  his  loan  as  a  non- 
borrowing  member  to  advance  payments  made  by  him  on 
his  instalments.'  Indeed,  in  the  construction  of  provisions 
regiilating  the  terms  of  voluntary  repayment,  our  courts 
rather  favor  the  borrower.  So,  under  a  provision  of  a 
buildinof  association's  constitution  that  "  any  member 
having  taken  a  loan,  may  obtain  a  release  of  his  property 
mortgaged  to  the  association,  by  paying  back  to  the  asso- 
ciation the  diiference  between  the  dues  paid  in,  and  the 
amount  borrowed^  together  with  a  bonus  of  $8  per  share,  if 
returned  in  the  first  year  of  the  working  of  the  association  ; 
if  the  second,  $6 ;  if  the  third,  $5 ;  if  the  fourth, 
$4 ;  if  the  fifth,  $3  ;  and  $3  thereafter,  and  their  propor- 
tion of  the  losses  the  association  may  have  sustained  during 
their  membership,  etc.,  if  returned  before  the  unredeemed 
shares  are  worth  $120," — it  was  held,  there  being  no  evi- 
dence of  such  losses,  and  the  offer  to  repay  being  made  in 
the  first  year,  that  the  proper  mode  of  ascertaining  the 
correct  amount  repayable,  was  to  deduct  the  amount  of 
dues  paid  in  from  the  amount  actually  borrowed,  and  to 
this  add  a  bonus  of  $8  on  each  share." 

§  138.  Similarly,  in  another  case,  a  member  of  a  build- 
ing association  had  given  a  bond  and  mortgage  condi- 
tioned for  certain  periodical  payments  to  be  kept  up  until 
their  aggregate  should  amount  to  the  sum  loaned^  and  in- 
terest^ and  all  fines  and  other  charges  against  the  shares 
should  be  paid.  A  by-law  provided  that  any  member, 
wishing  to  pay  off  his  mortgage  in  advance,  should  apply 

'  People's  Building  and  Loan  As-      burn,  (Ohio   C.  P.)   27   Ohio   L.J. 
sociation  v.   I'urey,  (N.   J  )  20  Atl.       409. 

Rep.    890.     See    to    similar   effect  '  Oak  Cottage  Building  .\ssocia- 

Turuer  Bau  Verein  No.  3  v.  Wood-      tion    v.  Eastman  and  Rodgers,  31 

Md.  556. 
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to  the  directors,  who  should  "  decide  the  amount  to  be  paid 
by  the  mortj^agor,"  upon  pa\  incnt  of  which  he  should  re- 
ceive a  dischary^e  and  release  of  the  niortoaocd  property. 
Upon  desirin«»-  to  repay  it,  being  clear  of  all  dues  and  fines, 
before  the  termination  of  the  society,  it  was  held  that  the 
directors,  to  whom  the  member  applied,  could  not  require 
him  to  pay  more  than  the  sum  for  which  the  oblig-ation 
had  been  given  (the>-  proposed  to  charge  an  additional 
bonus  for  the  privilege  of  premature  repayment),  adding 
unpaid  interest  thereon,  and  deducting  the  amount  of 
niouthly  dues  already  paid,  without  interest,  and  making 
no  deduction  for  entrance  fees, — which  latter  were  said  to 
be  more  properly  applicable  to  the  discharge  of  the  ordi- 
nary expenses  of  the  association,  than  to  be  considered  in 
the  light  of  a  deposit  or  payment,  to  be  afterwards  allowed 
to  a  member  upon  any  future  loan.' 

§  139.  And  again,  it  has  been  held,  that,  where  a  by-law 
gave  to  withdrawing  members  an  allowance  by  way  of  profit 
equal  to  five  per  cent,  upon  their  payments  into  the  associa- 
tion, the  same  applied  to  borrowers  voluntarily  repaying.^ 


Scaling'  of  Proinium  <>ii  Kepayinent. 

§  140.  A  further  relief  to  such  is  found  in  the  provi- 
sion, sometimes  of  statutes,^  that  a  borrower,  voluntarily  re- 
paying his  loan,  may  claim  a  rebate  upon  the  amount  pay- 
able of  one-eighth  of  the  premium  included  in  his  assump- 
tion for  every  year  of  the  a.ssociation's  running,  within 


'  Barker  v.  Bigelow,  15  Gray 
(Mass  )    130. 

»  Winterer  v.  Building  Associa- 
tion, 44  Leg.  Int.  (Pa.)  122;  19 
Phila.  426  In  International  Build- 
ing and  Loan  Association  v.  Bier- 
ing,  (Tex  Civ.  App. )  23  S.  W. 
Rep.  1025  (not  apparently  reversed 
in  this  particular  in  S.  C,  25  S.  W. 
Rep.  622),  it  seems  to  be  held  that 
a  borrower  is  entitled  to  credit  for 
the  withdrawal  value  of  his  stock  at 
all  events.     Of  course,  under  the 


ordinary  by-laws  for  withdrawals, 
borrowing  members  are  not  entitled 
to  credit  for  premiums,  interest, 
fines,  transfer  fees  or  charges  ot 
that  character  as  items  to  be  re- 
funded: Security,  etc.,  Ass'n  v. 
Lake,  69  Ala.  456. 

^  See  the  Pennsylvania  Acts  of  12 
Apr.  1859  and  29  Apr.  1874  (§  37, 
cl  5,  P.  L  98).  Similar  pi ovisions 
are  found  in  statutes  of  other 
states. 
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eight.  Under  such  a  provision,  if  he  repays  w^hen  the  so- 
ciety is  four  years  old,  it  having  still  four  years  to  run,  he 
is  entitled  to  an  allowance,  in  reduction  of  the  debt,  amount- 
ing to  one-half  of  the  premium  at  which  he  took  the  loan.^ 
In  computing  this  allowance,  however,  only  whole  years 
can  be  counted,  and  no  claim  can  be  made  for  proportion- 
ate allowances  for  additional  fractions  of  years,^  unless  pro- 
visions is  made  therefor.^ 


Provisions  as  to  Kepayuieiit  in  force  at  Date  of  Loan. 

§  141.  The  rights  in  respect  of  repayment  or  redemp- 
tion, which,  at  the  time  of  the  obtaining  of  the  loan,  are 
secured  to  the  borrower  by  the  rule  then  in  force,  may,  in 
general,  be  said  to  be  incapable  of  subsequent  substantial 
variation  to  his  prejudice,  without  his  consent.  A  rule 
upon  the  faith  of  which  a  member  has  contracted  with  the 
society  becomes  a  part  of  the  contract  between  them.^ 
Where  a  member  of  a  permanent  society  had  obtained  a 
loan  from  it,  which,  under  then  existing  rules,  and  under 
the  terms  of  the  mortgage  (referring  to  the  niles  "  for  the 
time  being  "),  was  repayable  without  reference  to  the 
financial  condition  of  the  society  ;  he  w^as  held  unaffected 
by  subsequent  rules,  one  of  which  provided  that  advanced 
members  should,  before  redeeming  their  securities,  pay 
an  additional  sum  as  a  contribution  towards  certain  losses 
sustained  by  the  society,  and  another  of  which  declared, 
that,  so  far  as  law  and  equity  would  permit,  the  rules 
then  passed  should  apply  to  all  members  as  well  present 
as  future,  and  to  all  transactions  as  well  past  as  future.' 
In  the  light  of  more  recent  cases,  however,  it  would  appear 
that  this  was  a  misapplication  of  the  principle  above  stated. 

'  See     Wrigley,     Workingman's  ■•  Re  Norwich  and  Norfolk  Build- 
Way  to  Wealth,  pp.  64-65.  ing  Soc,  Smith's  case,    i   Ch.    D. 

»  Building  Association  v.  Rock,  9  481.     See  Buckle  v.  Lordonny,  56 

Phila.  (Pa.)  75.  L.  J.,  Ch.  437;  Brownlie  v.  Russell, 

3  As,  e.g.,  by  the  Pennsylvania  8  App.    Cas.    235;  Tosh   v.   North 

Act  of  10  Apr.  1879,  \  4,  P.  L.  17.  Brit.,  etc.,  Soc,  11  id.  487. 

*  Christie     v.    North.    Counties, 
etc.,  Soc.,  43  Ch.  D.  62. 
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Bv  at  lea-st  throe  very  well  cDiusidercd  decisions,  it  seems 
to  be  established  in  Knolaiid  that  a  liability  to  contribute 
to  losses  niiy  be  imposed,  as  a  prerequisite  to  redemption, 
upon  borrowers  at  the  date  of  whose  loans  no  such  liability 
c.xistcii  under  the  rules  of  the  association.'  Says  Fry,  L. 
].,  in  one  of  them  :  ''  It  is  obvious  that  the  position  of  a 
mortoai^iir  in  the  case  of  a  mortgas^e  to  a  building 
society  is  b\-  no  means  the  same  as  that  of  an  ordinary 
niort.i^agor,  and  that  his  rights  must  be  more  or  less  affected 
by  the  contract  of  membership,  as  well  as  by  the  contract 
of  mortgage.  It  is  equally  apparent,  I  think,  that  the  con- 
tract of  membership  carries  in  gremio  the  right  on  the 
part  of  the  society  to  alter  the  rules  from  time  to  time. 
That  right  is  given  by  statute."^  And  in  another  it  is 
said  by  Kekewich,  J.  :  "  A  member  seeking  an  advance 
on  the  terms  of  his  observing  the  rules  of  the  society,  and 
making  a  contract,  which,  although  one  of  mortgage,  is 
also  one  of  membership,^  must  be  held  bound  by  the  rules 
from  time  to  time  made,  so  long  as  they  are  consistent 
with  his  contract.  Alterations  may  vary  the  sum  which 
he  has  to  pay,  and  they  may  possibly  vary  his  obligation 
in  other  respects,  as  to  the  time  of  payment,  and  so  forth  ; 
but  so  long  as  they  are  consistent  with  his  contract,  and 
also  consistent  \vith  the  constitution  of  the  society,  it  seems 
to  me  that  a  member  of  the  building  society  must  be  just 
as  much  bound  by  a  later  rule  whether  he  is  or  is  not  an 
advanced  member."  ^  The  borrower's  contract,  being 
made  up  of  his  contract  of  membership  and  his  contract  of 
loan,  or  mortgage,  is,  of  course,  to  be  construed  as  thus 
made  up,  and  as  a  whole  : '''  and  so  construed,  as  has  been 
seen,  there  is  no  inconsistency  between  it  and  a  liability  to 
contribute  to  the  common  losses  of  the  association.* 

'  Wilson  V.  Miles  Platting  Build-  judge  says:  "The two  things  are  so 

ing   See,   22   Q.    B.   D.   381    note;  intertwined  that  you  cannot  sepa- 

Rosenburg      :■.      Northumberland  rate   the   contract    of  membership 

Building  Soc,  id.  373;  Bradbury  z;.  from   the   contract  of  mortgage": 

Wild,  [1893]  I  Ch.  377.  p.  390. 

» Rosenburg    v.     Northumb.     B.  ■"  Bradbury  v.  Wild,  supra. 

Soc,  supra.  5  ggg  ^nte,  \\  79-80. 

»  In    the  same    case,   the    same  «  See  ante,  \  80. 
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§  142.  The  principle  which  seems  to  be  derivable  from 
the    authorities    referred    to,  and    which    is    eminently    in 
accord  with  reason  and  justice,  would  appear  to  be  this : 
the  contract  of  membership  and  contract  of  loan  or  mort- 
gage being  inseparably  interwoven,  the  effect  of  the  latter 
is  necessarily  subject  to  modification  by  any  alterations  of 
existing  rules  pertaining  to  the  rights  and  duties  of  mem- 
bers, qua  members,  which  the  association  is  empowered  to 
make  as  not  inconsistent  with  the  fundamental  contract  of 
membership,  and  which  become  obligatory  upon  advanced 
members,  by  virtue  of  the  membershiiD  relation.     A  change 
in   the  effect  of  the  contract  of  loan  or  mortgage,  as  some- 
thing separate  from  the  contract  of  membership,  not  de- 
rived from  some  duty  owing  by  the  borrower  as  a  member, 
but   imposed  upon  him  simply  as  an  addition  to  his  under- 
taking as  a  borrower,  is,  of  course,  out  of  the  question.    If 
the   instances   above  given   be   taken  as  illustrative  of  the 
cases  where  alterations  bind  the  borrower  and  become  part 
of  his  obligation,  an  illustration  of  a  case  where  the  oppo- 
site conclusion  is  indicated  would  be  that  of  an  attempt  to 
increase,  as  to  existing  mortgages,   the   proportion   estab- 
lished by  existing  rules  of  premiums  to  be  paid  weekly. 
Payment  of  premiums  is  not  a  membership  duty,  as  is  con- 
tribution  to  common  losses.      It  is  an  incident  exclusively 
of  the   contract  of  loan,  and  the  amount  of  the  premium 
and  the  mode   of  its   payment  are  fixed  by  that  contract 
alone.     Hence  it  is  said,  that,  unless  the  fundamental  law 
with   reference  to  which   the  contract  of  loan   was  made 
clearly  and  unmistakably  confer  the  authority,  such  an  in- 
crease cannot  be  made.' 

KepayiiK'iils  iiinl   Si'ltloinents  Upon  Torins  I>iff<*icnt  from 
Those  l*r«'sci'ilM><l  <i<'M<*^all.^ . 

§  143.   It  happens,  however,  occasionally,  that  especial 

'Thompson,    B.    A.,    pp.    7879,  shall  determine  the  amount  to  be 

cit   Burke    v.  Home,  etc.,   Associa-  paid  weekly,  do2S  not  conTer  such 

tion,  7  Bull.  114;  Home,  etc.,  Asso-  clear  and  unmistakable  authority, 

ciation    v.    Boning,  id.    174:  and   a  and  will,  therefore,  be  construed  as 

provision   of  the  constitution  that  authorizing  an  increase  only  pro- 

the  instalments  of  premiums  shall  spectively,  i.    e.,    as  to  loans  made 

be  50  cents  per  week  for  four  years,  after  the  change, 
and  after  that  time  the  directors 
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arranj^ements  are  made,  outside  of  statute  aud  by-law,  for 
the  imrpose  of  iiulucino-  borrowers  to  repay.  Whilst  noar- 
rau'Tcnicut  of  this  kind,  wdiich  is  incousisteut  with  his  ex- 
istinjj  coutract,  cau  be  forced  upon  the  borrower,  he  may 
yet,  by  takini^  advantage  of  it,  rid  himself  of  his  obligations 
towards  the  society.  And  although  such  arrangements 
have  not  only,  in  most  cases,  proved  short-sighted  and  dis- 
astrous to  the  society,  their  validity,  when  made  and  acted 
upon  in  good  faith,  cannot  be  impugned,  either  by  the 
members  benefiting  by  it,'  or  by  the  corporation  offering 
it,"  or  by  the  members  who  did  not  take  advantage  of  it.^ 

§  144.  So,  where,  under  a  resolution  of  the  building  as- 
sociation permitting  borrowers  to  withdraw  on  payment  of 
a  stipulated  amount,  the  stock  to  be  then  "  withdrawn  and 
cancelled,"  a  stockholder  withdrew,  paid  off  his  loan  and 
stock,  which  was  then  marked  on  the  books  "  cancelled  " 
and  "withdrawn,"  it  was  held  that  the  corporation  could 
not  afterwards  recover  for  dues  which  subsequently  accrued 
thereon.  The  position  of  the  parties  was  that  of  debtor 
and  creditor ;  and  after  an  acceptance  of  the  terms  of  the 
resolution,  and  payment  by  the  debtor  of  the  sums  found 
thereby  to  be  due,  the  new  contract  was  executed,  and  a 
case  of  accord  and  satisfaction  was  made  out.  Besides, 
having  enjoyed  the  benefit  of  the  arrangement,  the  com- 
pany was  estopped  from  denying  the  validity  of  the  resolu- 
tion under  which  it  was  done.^ 

>I«'iiilH'r  Cannot  Claim  Honofit  of  Special  Arranjyenient, 
I  iih'ss  llo  Consent  to,  and  Carry  Out,  it.s  T<*rnis;  Ex- 
cept wliere  Value  of  Stock  Chanj^ed  with  a  View  to 
Dissoliil ion,  <'tc. 

§  145.  These  measures  being,  however,  in  point  of  legal 

efficacy,  nothing  l)ut  offers  of  compromise,  as  they  cannot 

'  Holx)ken   Building  Association  5    Bull.    52,    to    the    eflFect,   that, 

r.  Martin,  13  N.  J.  Eq.  428.  though  such  settlement  be  made  in 

»  Miller  v.  Jefferson  Building  As-  good  faith,    it   will  not  release    a 

sociation,  50  Pa.  32.  nieml)er  who  was  overpaid  thereby, 

'  Booz's  App.,   109  Pa.  592;  Wan-  when  it  turns  out  that  there  will  be 

gerien  y.  .\spell,  42    Ohio   St.  655,  a  deficiency  as  to  non-retiring  mem- 

24  N-  E.  Rep.  405.     Compare,  how-  hers.     vSee  post,  ^  325. 
ever,  Thompson   B.  A.,  p.    122,  cit.  "  Miller  v.  Jefferson  Building  As- 

McKeown  v.  Building  Association,  sociation,  supra. 
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bind  members  against  their  will,  so,  in  order  to  benefit 
them,  must  be  assented  to,  and  acted  upon,  by  them,  ac- 
cording to  their  spirit  and  purpose.  If  the  offer  stands 
open  at  the  time  a  borrower  undertakes  to  avail  himself  of 
it,  the  association  is  bound  to  give  him  the  advantage  of 
it.'  Thus  a  resolution  providing  that  the  value  of  all 
stock  borrowed  on,  to  a  certain  amount,  should  be  allowed 
to  such  holders  as  wished  to  redeem,  cannot  be  rescinded  to 
the  prejudice  of  one  who  has  made  application  to  with- 
draw, and  had  refrained  from  making  his  monthly  pay- 
ments, in  the  belief  that  his  application  had  been  granted,^ 
But  before  the  offer  is  accepted,  or  acted  upon,  it  is  per- 
fectly competent  for  the  society  to  retract  it.  Thus,  where 
a  building  association  offered  to  release  its  borrowers  upon 
certain  terms,  and  subsequently  restricted  that  offer  by  a 
resolution  that  it  should  remain  open  only  until  a  certain 
date,  borrowers  who  did  not  avail  themselves  of  their  op- 
portunity before  the  date  so  determined,  were  held  debarred 
from  doins:  so  afterwards.^  And  even  where  there  is  no 
express  limitation  of  this  kind,  yet  where  the  purpose  of 
the  offer  excludes  the  idea  of  its  being  unlimited  as  to  time, 
the  same  result  will  follow.  So,  where  the  officers  of  a 
building  association  had  passed  a  resolution  to  the  effect 
that  borrowing  stockholders  should  be  permitted  to  cancel 
their  obligations  upon  payment  of  all  arrears,  and  monthly 
dues,  as  many  months  in  advance  as  would  be  required  to 
make  the  duration  of  the  society  loo  months ;  in  a  subse- 
quent controversy  between  the  building  association  and  a 
borrower,  who  had  not  at  the  time  made  the  payment  de- 
manded by  the  resolution,  it  was  held  that  he  could  not 
avail  himself  of  its  privileges.'  There  was  here  evidently 
no  acceptance  of  the  modification  of  his  contract  by  the 
borrower,  but,  on  the  contrary,  a  neglect  of  his  plain  du- 
ties as  a  member,  even  such  as  they  were  before  the  pro- 
posed plan  was  thought  of,  and  this  resolution  itself  clearly 

'  Goggin    V.    Kelly,     (Tex.    Civ.  »  boqz's  App.,  109  Pa.  502. 

App.)    25    S.    W.    Rep.    1 133.     See  *  Walliins      v.      Workingmen's 

post,  5;^  531,  532  Building  Association,  97  Pa.  514. 

*  Eyre  v.    Building   Association, 
17  Leg.  Int.  (Pa.)  148. 
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applied  onlv  to  such  as  availed  themselves  promptly  of  its 
offer,  for  the  jnirpose  of  makin<^  voluntary  payment  of 
their  debts.  The  object  of  the  arrangement  seems  to  have 
been  to  sliuiulate  the  cash  influx,  by  offering  a  preminm, 
as  it  were,  upou  the  prompt  anticipation  of  the  stipulated 
period  of  payment ;  but  they  furnished  no  evidence  of  an 
intention  to  change  the  value  of  the  stock,  or  to  make  a 
permanent  and  sweeping  provision  for  the  compntation  of 
the  present  value  of  any  debt,  of  which  any  one  could,  at 
any  time,  avail  himself. 

§  146.  These  cases  are  different  from  one  in  which  the 
arrangement  was  meant  to  be  a  final  one,  looking  towards 
a  dissolution  of  the  society  upon  the  basis  of  a  certain  value 
attributed  to  the  stock  by  the  resolution,  especially  where 
the  process  of  winding  up  had  been  carried  to  a  consider- 
able extent  upon  that  basis.  Under  such  a  state  of  facts, 
it  would  be  unjust  to  require  any  one  member  to  pay  more 
than  all  the  rest,  and  it  could  not,  without  extensive  read- 
justments, be  made  to  benefit  more  than  the  small  propor- 
tion of  members  whose  accounts,  being  still  unsettled, 
would  be  swelled  without  any  sort  of  reason  or  propriety, 
and  to  their  manifest  advantage  over  all  those  with  whom 
the  association  had  already  settled.  There  is  a  case  in 
point,  decided  in  New  Jersey.'  Trouble  arose  within  the 
society  to  such  an  extent  that  it  was  seen  to  be  impossible 
to  carry  on  its  operation,  and,  as  a  basis  for  winding  up,  it 
was  agreed,  that  borrowing  members  should  be  discharged 
of  their  obligations,  upon  payment  of  what  they  had  actu- 
ally received,  less  their  paid  instalments  ;  that  non-borrow- 
ers should  receive  back  what  they  had  paid  in,  with  inter- 
est, and  that  thereupon  the  building  association  should  be 
dis.solved.  Out  of  49  borrowing  members  44  had  with- 
drawn and  been  released  upon  these  terms.  A  borrowing 
member,  who  first  had  assented  and  approved  the  scheme, 
subsequently  repudiated  it,  and  w^as  sued  by  the  society. 
He  contended,  moreover,  that,  as  the  society  had  departed 
from  the  legal  measure  of  the  debt,  and  pretended  to  en- 
force against  him  a  settlement  clearly  ultra  vires^  he  was 

■  Hoboken  Building  Association  v.  Martin,  13  N.  J.  Eq.  428. 
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discharged  of  all  liability  towards  it  in  respect  of  the  loan 
he  had  received  from  it.  The  reasoning  of  the  court  was 
substantially  as  follows :  Independently  of  the  arrange- 
ments for  winding  up  the  affairs  of  the  association,  the  de- 
fendant would  be  bound  to  account  according  to  the  condi- 
tion of  his  bond  until  the  time  fixed  or  properly  computed 
for  the  dissolution  of  the  association.  Whether  the  ar- 
rangement agreed  upon  was  legally  within  the  powers  of 
the  building  association  to  pass  or  not,  the  illegal  conduct 
of  its  officers  could  not  relieve  the  defendant  from  his  obli- 
gation. He  would  then  be  left  to  the  terms  of  his  con- 
tract, and,  according  to  the  constitution  of  the  society  and 
the  terms  of  his  mortgage  deed,  he  would  be  entitled  to  re- 
deem only  upon  payment  of  all  the  future  subscriptions  on 
his  shares  until  the  association  ceased.  But,  equitably,  the 
defendant  was  entitled  to  the  benefit  of  the  arrangement, 
notwithstanding  his  refusal  to  stand  by  it ;  nor  could  the 
association  complain  of  a  decree  upon  that  basis.  They 
had  acted  and  were  acting  upon  it,  and  were  proceeding,  at 
the  time,  to  wind  up  their  affairs  according  to  its  terms  and 
spirit.' 

Borrowiiis  Members  Cannot  Force  Terms  on  Investors, 
Involving-  Continuance  of  Society. 

§  147.  On  the  other  hand,  it  is  quite  certain  that  the 

borrowing  portion   of   the  society's   membership    has    no 

right,  for  the  purpose  of  easing  its  burdens,  to  force  upon 

the  investors,  if  these  happen  to  be  in  the  minority  and  in 

opposition,  either  a  method ^of  terminating  the  borrowers' 

relations  with   the  society,  'involving  its    continuance  as 

such,  or  one  of  forced  withdrawal  of  the  investors.     And 

in  such  matters,  the  court,  if  appealed  to  for  interference, 

cannot  assume  to  control  the  discretion  and  judgment  of 

members,  as  to  their  own  interests,  or  the  most  beneficial 

policy  to  be  pursued  by  them  in  the  association,  but  must 

accord  to    them    their   plain   right  of  insisting  upon   the 

proper  and  legal  carrying  on  of  its  business.     Hence,  where 

the  borrowers  had  resolved  to  wind  up  the  affairs  of  an  as- 

'  As  to  the  legality  of  such  an  agreement,  see  post,  2  325- 
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sociation  upon  a  certain  basis,  as  its  business  appeared  to  be 
uui>rotitable  on  account  t>f  the  inal)ility  to  dispose  of  funds 
on  hand,  an  injunction  was  qrranted  at  the  instance  of  the 
investors.'  And  in  an  ICnolish  case,  which  underwent  very 
ehiboratc  consideration,  where  the  directors  decided  "  not 
to  receive  auv  further  subscriptions  from  investing  mem- 
bers, but  to  consider  such  as  withdrawing  members  in  fu- 
ture, the  same  as  if  tliey  had  given  notice  of  withdrawal," 
the  efiect  of  which  was  intended  to  be,  to  shake  off  all  but 
the  borrowing  members,  with  a  view  to  changing  the  na- 
ture of  the  society  into  a  freehold  land  society  ;  Cockburn, 
C.  J.,  savs  :  "  I  think  .  .  .  that  such  a  resolution  was  in- 
operative, and  that  investing  members  might  insist  upon 
paving  up  their  subscriptions  and  getting  the  benefit  of  the 
society,  unless  they  had  precluded  themselves  by  concur- 
ring in  the  resolution  to  treat  themselves  as  withdrawing 
members," " 

Krpa.MiM'iil   mxni  Decease  of  Horrowing- Moinbcr  and  Ju- 
<li«ial  Sale  of  Property. 

§  148.  Thus  far,  we  have  examined  the  rights  of  a  bor- 
rowing member  upon  voluntary  repayment  of  his  loan.  It 
remains,  in  connection  with  this  subject,  to  consider  how 
his  rights  stand  upon  a  forced  repayment.  There  is,  how- 
ever, one  case,  which  is  just  between  these  two  divisions. 
It  is  the  case  in  which  a  mortgage,  given  by  a  member  of 
a  building  association  to  it,  becomes  divested  and  repay- 
able, in  consequence  of  a  judicial  sale  of  the  mortgaged 
premises,  upon  the  member's  decease.  In  such  a  case, 
there  is  neither  a  voluntary  act  of  the  borrower  in  repaying 
the  loan,  nor  is  there  any  fault  to  be  imputed  to  him  in 
respect  of  it.  The  mortgage  is  divested  by  the  policy  of 
the  law,  and  upon  the  principle  actus  legis  neminem  in- 
juriat^  it  has  been  held  that  the  building  association  is 
bound  to  make  the  same  allowances  upon  the  mortgage,  as 

'  Pfaff  V.  Building  Association,  6  S.   712;  12  W.    R.  408.     As  to  the 

\V.  N.  (Pa.)  349.  right   to   adopt  measures  bringing 

*  Reg.  Z'.  D'Eyncourt,  116   Engl.  about  a  cessation  of  the  corporation 

C.  L.  R.  U  Best  and  Smith,  C.  B. )  and  practical  dissolution,  see  post, 

820;  28  J.   P.  ]i6;  9L.  T.  Rep.,  N.  §§  499-501. 
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if  the  borrower  had  elected  to  pay  off  the  loan  and  with- 
draw/ 


Bights  of  Member  upon  Forced  Repayment  on  Default. 

§  149.  But  there  is  obviously  a  great  difference  between 
the  case  of  a  member  who  has  fulfilled,  faithfully,  all  the 
requirements  of  his  undertakings  with  the  building  asso- 
ciation, — of  those  which  relate  to  the  duties  of  member- 
ship, generally,  as  well  as  of  those  which  pertain  to  his 
position  as  a  borrower, — and  that  of  a  member,  who,  after 
obtaining  an  advance,  neglects  both  classes  of  obligations, 
and  renders  himself  liable  to  compulsory  proceedings  on 
the  part  of  the  society,  which  the  latter  is  bound  to  insti- 
tute, all  the  more  rigorously,  as  the  success  of  the  whole 
scheme  depends  upon  the  exact  performance  of  all  his 
duties  by  every  member.  Whatever,  therefore,  may  be  the 
advantages  allowed  to  members  voluntarily  repaying  their 
loans,  these  provisions  have  no  application  and  offer  no  im- 
munities to  those  who  become  defaulters,  and  are,  upon 
that  ground,  sued  by  the  association  upon  the  covenants  of 
their  oblisfations.  Having  thus  violated  the  rules  of  the 
society,  they  are  not  entitled  to  the  benefits  held  out  to 
those  who  keep  them,-  nor  are  they  within  the  meaning  of 
the  statute  designed  to  favor  the  conscientious  borrowers.^ 
All  that  they  can  claim  as  against  the  building  association 
is  the  right  (which,  we  have  already  seen,  is  inherent  in 
every  member  at  all  times')  to  appropriate,  in  part-pay- 


'  Snider's  Estate,  34  Leg.  Int. 
(Pa. )  49.  It  is,  however,  the  with- 
drawal, and  not  the  estimated, 
value  of  the  shares  of  a  deceased 
borrowing  member  that  controls  in 
determining  the  sum  due  the  asso- 
ciation: Ilensel  v.  International 
B.  and  L.  Association,  (Tex.)  20  S. 
W.  Rep.  116. 

*  Matterson  z'.  Hlderfield,  4  L. 
R,,  Ch.  207;  17  W.  R.  422;  20L.  T., 
N  S.  503  Ilatherly,  L.  C,  .says: 
"It  is  true  that  the  right  to  siU 
prevents  the  right  of  redemption. 
So   far,  it   is  a   forfeiture,  but   not 


otherwise.  If  the  mortgagor  had 
redeemed,  he  would  have  had  an 
abatement;  as  he  has  not  done  so, 
he  can  have  no  such  benefit." 
And  there  is  no  difference  as  to 
this  principle  between  a  permanent 
and  a  terminating  society. 

'  Watkins  v.  Workingmen's 
Building  and  Loan  Association,  97 
Pa.  514.  See  Huilding  Association 
V.  Egger,  5  Bull.  752;  Hensal  v.  In- 
ternational B.  and  L.  Association, 
(Tex.)  20  S.  W.  Rep.  116. 

*  See  ante,  ^'i  127-131. 
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mcnt  of  their  ohlij^ations,  the  actual  payments  they  have 
alrcailv  made  h\-  way  of  subscriptions  and  by  way  of  in- 
terest upon  llieir  loans.'  A  claim  of  the  association  to  re- 
cover upon  a  borrower's  obligation  and  to  forfeit  his  stock- 
interest  without  giving  him  any  credit  therefor  upon  his 
indebtedness  has  been  declared  inequitable  and  not  to  be 
allowed."  Nor  is  a  society  which  has  demanded  as  a  con- 
dition of  repayment  a  sum  greater  than  what  was  due  and 
persisted  in  the  demand  when  its  attention  was  called  to  the 
error,  in  a  position  to  urge  that  the  borrower,  who  offered 
the  amount  legally  demandable  at  the  time  of  his  proposed 
repayment  and  has  since  been  ready  and  willing  to  settle 
on  that  basis,  has  lost  his  right  to  the  privileges  of  volun- 
tary repayment  by  reason  of  his  subsequent  non-action.* 

lJini«>wei'.s    .Monibcrsliip    Not   Necessarily    Forieitcd    by 
Suit  Upini  Default.     Stateniout  of  Accouut  in  Equity. 

§  150.  A  borrower  does  not,  however,  necessaiily  for- 
feit his  membership  by  being  sued  by  the  association.  For- 
feiture does  not,  at  any  time,  take  place  without  being  de- 
clared by  the  society  against  the  member ;  nor,  without  its 
enforcement,  does  the  cessation  of  his  membership  occur, 
unless  insisted  upon  by  him,  in  exercising  his  right  to 
apply  his  stock  in  part  payment  of  his  debt.  If,  without 
either  of  these  contingencies  arising,  the  buildinof  associa- 
tion  makes  its  whole  claim  out  of  the  mortgaged  premises, 
it  would  be  highly  inequitable  to  insist,  in  addition,  upon 
the  I0.SS  of  his  interests  in  the  association.'  In  such  case, 
therefore,  if  he  continues  his  stock-payments,  he  continues 
to  be  a  member,  and  entitled,  upon  the  final  distribution, 
to  his  share  in  the  company's  profits.'^ 

'  See  ante,  U  156-157.  ^  People's  B.  and  L.  Association 

»  .\inerican     Homestead    Co.    v.  t'.  Furey,  (N  J.)  20  Atl.  Rep.  890. 

Linijjan,  15  So.  Rep.  369:  Rowland  "  Masssy   v.  The  Citizen's  Build- 

V.  Old  Dominion  B.  and  L,.  Associ-  ing    and     Savings    Association    of 

ation,  (N.  C. )    18  S.   E.  Rep.  965.  Paola,  22  Kas.  624. 

See  also  North  America  B.  Ass'n  v.  =•  North  American  Building  Asso- 

Sutton,  35  Pa.  463.    But  see  contra,  elation   z'.  Sutton,    35   Pa.  463;  Oc- 

Ottawa,  etc.,  Association  v.   Free-  niulgee    Building    and    Loan    As- 

man,  114  111.  182,  and  Southern  B.  sociation     v.     Thomson,     52      Ga. 

and  L.  Ass'n  v.  Anniston  L.  and  T.  427  ;  Overby  v.  The  Fayelteville 
Co.,  (Ala.)  15  So.  Rep.  123. 
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§  151.  Courts  of  equity,  upon  proceedings  to  foreclose, 
order  a  -preliminary  account  to  be  taken  between  the 
parties,  showing  the  amount  actually  in  arrears  by  the  bor- 
rower. After,  upon  this  basis,  the  account  is  stated  and  a 
sale  ordered,  the  mortgagor  has  the  right  to  prevent  the 
sale  by  the  payment  of  the  amount  thus  found,  and  the  de- 
cree of  sale  stands  as  a  continuing  security.  Should  he, 
however,  fail  to  make  such  payment,  and  the  mortgaged 
property  be  converted  into  money,  other  considerations 
than  those  relating  to  the  amount  then  due  would  arise  in 
making  an  equitable  distribution  of  the  fund  between  the 
parties.'  This  is  not  a  deviation  from  the  principles  al- 
ready laid  down  ;  for  the  accounts  indicated  are  preliminary 
only,  and  the  proceeding  has  the  effect  of  affording  the 
borrower  an  opportunity  of  saving  his  membership.' 

Tender.    Effect  of  Refusal  to  Accept  by  Society. 

§  152.  Whenever  a  member  is  in  such  a  position  as 
will  entitle  him  to  repay  his  loan,  whether  voluntarily  or 
upon  suit  brought,  the  building  association  is  bound  to  ac- 
cept his  offer  of  what,  according  to  the  circumstances,  its 
rules,  and  the  statute  governing,  all  the  rights  of  both 
parties  being  duly  regarded,  is  coming  to  it  upon  his  obli- 
gation. And  having  made  such  offer,  the  borrower  is  in 
the  situation  of  one  who  has  made  a  lawful  tender  of  his 
debt  actually  due*     For,  although  upon  mortgages  drawn, 


Building  and  Loan  Association,  81 
N.  C.  56.  See  also  Ilekelnkaeni- 
per  V.  The  German  Building  and 
vSavings  Association,  22  Kas.  549; 
Richards  v.  The  Bibb  County  Loan 
Association,  24  Ga.  19S;  Hennig- 
hausen  and  Wolff,  Rec'rs,  z/.Tisher, 
50  Md.  583. 

'  Robertson  v.  The  American 
Homestead  Association,  10  Md. 
397.  See  Hagerman  v.  The  Ohio 
Building  and  Savings  Association, 
2,5  Ohio  St.  186;  Risk  v.  .  The 
Delphos  Building  and  Savings  As- 
sociation, 31  Ohio  St.  517;  Somer- 
set County  Building,  Loan  and 
Saving  Association  v.  Vandervere, 


II  N.  J.  Eq.  382;  Citizens'  Mutual 
Loan,  etc..  Association  :'.  Webster, 
25  Barb.  (N.  Y. )  263. 

'^  See  White  z'.  The  Mechanics' 
Building  Association,  22Grat.  (Va. ) 
233,  for  validity  of  a  provision 
in  mortgage,  whereby,  in  case  of 
default,  the  amount  payable  is  to 
be  ascertained  by  referees,  accord- 
ing to  the  value  for  which  shares 
are  then  selling.  An  injunction 
improperly  obtained  should  not  be 
dissolved,  however,  until  the  in- 
debtedness is  ascertained. 

•■'  The  Columbian  Building  As- 
sociation of  East  Baltimore  No.  4, 
V.  Crumb,  42  Md.  192. 
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a.''  is  the  cu.stoin  iti  most  building  associations,  to  cover 
nicrclv  payments  of  certain  periodical  amounts  during  the 
existence  of  the  society's  life,  or  the  running  of  the  series, 
it  can  scarcely,  in  strictness,  be  said  that  such  an  offer  is 
technically  a  tender  ;  yet,  if  it  is  made  of  such  terms  as 
will  .satisfy  all  just  claims  of  the  association  and  make  a 
suit  nnnecessar)-,  it  amounts  to  a  tender.'  The  refusal  of 
the  corporation  to  accept  such  terms  will  stop  the  running 
of  interest  upon  the  debt  ;  but  a  subsequent  agreement  to 
accept  will  start  the  running  of  interest  as  if  no  tender  had 
been  made,  until  the  money  is  paid,  or  brought  into  court.* 
And  the  bringing  of  suit  upon  the  mortgage  by  the  build- 
ing association  is  not,  of  course,  equivalent  to  a  refusal  by 
it  to  accept  interest ;  wherefore,  the  running  of  the  period 
of  grace  allowed  for  the  payment  of  arrears  is  not  sus- 
pended, while  a  prior  suit,  prematurely  brought  and  dis- 
continued, was  pending.^ 

Cost  ill  Keileinptioii  an;l  Foreclosure  Suits. 

^  153.  In  England,  where  the  borrower's  right  to  re- 
deem his  property  from  the  mortgage  given  to  the  associa- 
tion is  enforced  by  a  bill  in  equity  brought  by  him  for  that 
purpose,  it  is  said  that  the  member  will  have  to  pay  all  the 
cost  of  such  proceeding,  unless  the  society  has  been  guilty 
of  vexatious  and  oppressive  conduct.^  The  same  principle, 
mutatis  mutandis^  must  apply,  where  the  suit  is  for  the  en- 
forcement of  a  mortgage  by  the  association  ;  remembering, 
however,  that  a  specific  tender  before  suit,  or  with  accrued 
costs  after  its  commencement,  and  refusal  by  the  plaintiff  to 
accept  the  same,  will  make  him  liable  for  the  costs,  though 
he  is  entitled  to  a  decree.'^ 

HcpayiiuMit  of  Kedcniption  in  Perinsuicnt  Societies.    Lia- 
bility of  M<'iiil>or.s. 

§  154.  Nothing  has,  in   the   foregoing   sections,   been 

'  lb-  Rep.,  N.   S   218;  L.  R.  8  Ch.  App. 

^^^-  295;  21   W.    R.    234;  42  L.  J.,  Ch. 

»  The  German  Fair  Hill  Building  417;  37  J.  P.  4. 

•ion  t'.  Metzger,  3  W.  N.  C.  »  Columbian    Building     Associa- 

-  -'4-  tion   of  East    Baltimore  No.  4,  v. 

*  Cotterell  t.  Slratton,   28  L.  T.  Crumb,  42  Md.  192. 
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said  as  to  the  question  of  repa)'ment  or  redemption  in  per- 
manent '  societies.  Nor  is  it  necessary  to  make  any  dis- 
tinctions, in  tliis  particular,  between  terminating  and  the 
serial  class  of  pennanent  societies  ;  for,  in  such,  the  rules 
above  laid  down  apply,  with  this  only  difference,  that  the 
rights  and  liabilities  of  each  member  are  referable,  in  the 
first  instance,  to  the  series  to  which  he  belongs."  In  socie- 
ties, however,  which  are  organized  upon  the  purely  perma- 
nent plan,  the  whole  matter  becomes  a  very  simple  one.^ 
For,  though  the  rules  of  each  society  must  be  considered, 
to  settle  the  terms  upon  which  an  advanced  member  may 
redeem,  equally  whether  the  society  is  permanent  or  ter- 
minating,^ yet  the  repayments,  being  for  a  fixed  number  of 
years,  it  is  always  easy  to  calculate  the  amount  which  ought 
to  be  paid  as  the  price  of  redemption.  If  the  rules  do  not 
provide  otherwise,  it  seems  that  an  advanced  member  must 
pay  the  full  amount  of  his  future  subscriptions,  and  not 
merely  their  present  value,  if  he  wishes  to  redeem  ; '"  and 
if  any  fines  are  due  at  the  time  of  notice  of  withdrawal, 
they  must  be  paid  before  he  will  be  entitled  to  have  his  se- 
curity discharged."  And  it  must  not  be  supposed  that  an 
advanced  membsr  of  a  permanent  society  incurs  no  liabil- 
ity other  than  that  expressed  in  the  deed  ;  for  where,  by 
the  rules  of  such  a  society,  it  was  provided  that  advanced 

'  See  ante,  \  23.  sociation  v.  HoUenstein,  10  Pittsb. 

*  Where   the  stock   is   issued   in  Leg.  Jour.,  N.  vS.  ( Pa  )  225.     It  has 

series,  under  the  law  and  the  build-  been  held  that  a  borrower  cannot 

ing    association's    charter,    whicli  set  off  against  his  indebtedness  by 

provided  that   "the   gains,  losses,  reason  of  an  advance  upon  shares 

and  the  expenses  of  the  association  in  one  series,  his  stockinterest   in 

shall  be  divided  among  the  several  another  series:     Thompson,  B.  A., 

series  of   stock,   and    an    account  p.  S7,  cit.  Saving  I'und  z'.  Coke,  2 

shall  be  kept  with  each  com])any  Leg.  Rec.  Rep.  172. 

or  series  of  stock,  and  all  profits,  ^  Compare  Davis  on  the  Law  ot 

losses,   and  expenses  shall   be   di-  Building,    etc..    Societies,  pp.   298- 

vided    equally   among  the   several  301. 

companies,  and  the  net  gains  to  be  ■*  Matterson  v.   Klderfield,  20  L. 

credited   to  the   number  of  shares  T.    Rep.,  N.  S.   503;  S.  C,  L.  R.  4 

held  V)y  each  company  at  the  time,"  Ch.  App.  207;  17   W.  R.  422;  33  J. 

— each    series  is  financially   inde-  P.  326. 

pendent  of  the  otliers,  anrl  the  ac-  *  Matterson  v.  Elderfield,  tibisup. 

counts  of  each  series  must  be  kept  *  Parker  v.  Butcher,  36  L.  J.,  Ch. 

separately.     National  Building  As-  552;  S.  C,  L.  R.  3  Eq.  762. 
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mombers,  on  payin,u:  tluir  subscriptions  for  fonrteen  years 
(discount  at  \\w  per  cent,  per  annum  being  allowed),  and 
also  all  fines  and  tUher  charges  due  np  to  the  date  or  re- 
demption, .should  hold  their  property  relea.sed  from  the 
morti;a.i;e  to  the  .society  ;  and,  by  another  rule,  that  the 
holders  of  advanced  shares,  on  which  subscriptions  should 
have  been  paid  for  fourteen  years,  or,  where  the  amounts 
paid  should  eipial  the  advances,  should  receive  a  complete 
release,  and  at  once  cease  to  be  members  :  it  was  held, 
that,  on  the  society  being  wound  up  by  the  court,  the  ad- 
vanced members  ought  to  be  placed  on  the  list  of  con- 
tributories  of  the  society,  for  the  purpose  of  discharging 
the  debts  due  to  third  parties.' 

Kijrlits  «>ri$(>iro\v«'r.s  ujkhi  Maturity  of  Stock. 

§  155.  When,  in  a  terminating  or  serial  society,  the 
stock  advanced  upon  to  the  borrower  has  matured,  he  is 
entitled  to  stop  payments  thereon,  and  to  have  his  se- 
curities cancelled  and  surrendered  within  a  reasonable 
time."  He  may  enforce  this  right  by  bill  in  equity^  or 
mandamus,'  and  the  association  can  recover  no  judgment 
against  him  upon  his  obligation."  Nor  can  the  right  of  a 
borrower  in  one  series,  whose  stock  upon  a  proper  compu- 
tation is  matured,  to  have  his  debt  discharged,  be  destroyed 
by  a  vote  of  the  non-borrowing  members  of  all  the  series 
abolishing  all  distinctions  between  them  and  so  manipula- 
ting the  accounts  as  to  deprive  the  stock  of  the  borrower's 

'III      re    Doncaster    Permanent  -•  Ibid. 

Building  Soc.,  Ex  parte  Burgess,  L.  *Ibid.;     from   which   it   follows, 

R.   2  Kq.  158;  15  h.  T.  Rep.,  N.  S  that,   in  a  suit  thereon  by  the  asso- 

270;  '5  ^V.  R.  102;  31  J.  P.  310.  ciation   against   him,   he   must   be 

»  Myers  v.  S:hoyer,  20  D   C.  254.  permitted    to     defend     upon    the 

It  is  there  said  that  a  borrower  may  ground,    and,    if  he   can,    to  show 

sue  in  equity  for  an  account  to  en-  that  the  stock  has  matured:  ibid. 

able  him  to    settle,   but   that   the  And  in  so  doing,  he  is  not  confined 

court  cannot    thereunder    inquire  to  the  methods,  plans  or  computa- 

inlo  the  association's  general  affairs,  tions  for  the  purpose  of  ascertaining 

nor  settle  the  respective  and  mutual  the    value   of  shares  adopted    and 

rights  of  stockholders  and  creditors.  followed  by  the  association:  Tyrrell 

'  Tyrrell  L.  and  B.  A.ssociation  v.  Loan  and  Building  Association    v. 

Haley,  139  Pa.   476,    20  Atl.  Rep.  Haley,  163  Pa.  301;  30  Atl.  Rep.  154. 

1063;  Same  v.  Same,  163  Pa.  301,  30  See  post,  g  518. 
Atl.  Rep.  154. 
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series  of  the  profits  lawfully  coming  to  it,  and  thereby  to 
defer  the  date  of  its  maturity.' 

§  156.  But  where  the  directors  of  an  association,  acting 
upon  false  information  fraudulently  furnished  them  by  the 
secretary,  which  led  them  to  believe  the  stock  of  a  certain 
series  matured,  had  directed  the  entry  of  satisfaction  upon 
the  mortgages  of  the  borrowers  in  that  series,  it  was  held 
that  the  satisfaction  might  be  stricken  off  upon  bill  in 
equity  filed  by  the  assignee  of  the  association  for  benefit  of 
creditors.-  Says  the  court :  "  There  is  no  virtue  in  the 
satisfaction  of  a  mortgage,  except,  perhaps,  as  to  purchasers 
or  other  mortgagees  without  notice,  that  prevents  either  a 
fraud  or  mistake  in  the  satisfaction  from  being  corrected. 
The  [mortgagor]  cannot  complain  of  the  correction  of  a 
mistake  which  lifted  the  whole  burden  of  this  fraud  from 
himself  and  placed  it  upon  the  shoulders  of  his  at  least 
equally  innocent  co-members.  .  .  .  Aside  from  the  rights  of 
creditors,  the  equities  between  the  members  of  this  asso- 
ciation will  not  allow  the  [mortgagor]  to  escape  his  share 
of  the  common  burdens,  by  shielding  himself  behind  this 
improvident  satisfaction  of  his  mortgage."  ^ 


CHAPTER  VIII. 

GOVERNMENT   OF    BUILDING   ASSOCIATIONS. 

^  157.  Suprema  power  vested  in  corporate  meeting. 

?  158.   Of  the  corporate  meetings.     General  meetings. 

^.160.  Special  meetings.     Officers' duty  in  calling.     Notice. 

§  i6t.   Acts  of  special,  adjourned,  or  irregular  meetings. 

?  162.   Quorum — proxies. 

^  164.   Principal  function  of  corporate  meeting.     Election  of  officers. 

fi  167.  Rights  of  inspectors  and  judges  as  to  candidacy  and  holding  of 

elections. 
?  16S.  Courts  will  not  look  into  regularity  of  election  collaterally. 
?  169.  Management  of  society  entirely  in  handsof  its  officers. 

Sii|nciii<'  Power  Vested  in  Corporate  Meetiiij;. 

§  157.  The  supreme  governing  power  of  the  associa- 
tion, subject  to  its  charter  and  the  laws  of  the  State,  is 

'  Sulivan  v.  Jackson  B.   and    L.  '  Callahan's  App.,  124  Pa.  13S;  16 

Association,    70  Miss.  94;    12    So.  Atl    Rep.  638. 

Rep.   590;  7  Am.  R.  and  C.   Rep.  ^  Ibid. 
115. 
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vested  in  tlie  ^'^Mieral  body  of  the  members  in  meeting 
regularly  assembled.  The  principle  that  the  whole  is 
bound  by  the  acts  of  the  majority,  when  those  acts  are  law- 
ful, is  universally  applicable  to  all  corporations  '  building 
associations  not  excepted."  And  every  individual  who  be- 
comes a  member  is  held  to  assent,  beforehand,  to  all  lawful 
measures  that  shall  be  sanctioned  by  the  majority  of  the 
corporation,  lawfully  expressed.^ 

Of  CoriK»r;it«'  Meetiiiyf.s      Genersvl  Meetings. 

§  158.  The  corporate  meetings  of  the  association  are 
either  general  or  special :  i.e.,  they  are  either  the  meetings 
fixed  bv  the  constitution  or  by-laws  to  occur  at  stated  times, 
for  the  election  of  officers  and  the  transaction  of  all  busi- 
ness within  the  corporate  powers  ;  or  such  as  are  called  on 
particular  occasions  and  for  special  purposes.* 

§  159.  In  the  case  of  the  former,  provided  for  by  the 
laws  of  the  association,  all  members  are  bound  to  take  no- 
tice of  both  time  and  place  of  holding  them,  where  both 
are  specified  by  the  by-laws,'  as  well  as  of  the  usual  char- 
acter of  the  business  to  be  transacted  at  such  meetings ; 
but  where  matters  not  usually  brought  up  at  such  meetings 
are  to  be  considered,  and  where  their  objects  are  to  be  de- 
fined by  express  provision  of  the  by-laws,  special  notice  of 
the  subjects  intended  to  be  submitted  should  be  given."  So, 
also,  where  no  place  is  fixed  by  the  constitution  and  by- 
laws for  the  holding  of  the  corporate  meetings.^  At  no 
time,  however,  can  the  place  of  meeting  or  business  be  re- 


'  .\nj;ell  anrl  Ames,  Corp.,  \  499; 
2  Morawetz,  P.  C,  'i  641. 

'  Hagerman  v.  The  Ohio  Build- 
ing and  Savings  Association,  25 
Ohio  St.  186. 

»  Angell  and  Ames,  Corp.,  \  499; 
Field,  Corp  ,  \  226.  But  this  does 
not  extend  to  implying  the  consent 
to  acts  ultra  vires ;  if  such  be  de- 
cided upon,  any  single  member 
may  obtain  relief  in  equity.  Davis, 
Law  of  Building,  etc.,  Societies,  p. 
92.  And  see  ante,  \  86,  note. 
Nor   where  the   matter   passed  by 


the  majority  is  clearly  unreason- 
able, and  not  within  the  intent  of 
the  Legislature.  Hagerman  v.  The 
Ohio  Building  and  Savings  Associ- 
ation, 25  Ohio  St.  186. 

*  Field,  Corp.,  \  231. 

*  I  Moraw.,  P.  C,  ?  479. 

*  Angell  and  Ames,  Corp.,  'i  489; 
Field,  Corp.,  'i\  227,  231. 

'  Angell  and  Ames,  Corp.,  \  496, 
And  unless  otherwise  provided  by 
charter  or  by-law,  the  notice  must 
be  served  upon  each  shareholder  in 
person:     i  Moraw,,  P.  C,  2  481. 
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moved  out  of  the  county  in  which  the  association  is  lo- 
cated. Coleridge,  J.,  in  an  English  case/  says  :  "  Nothing 
is  more  clear  than  that  these  societies  were  intended  to  be 
local  ;  and  with  regard  to  the  place  of  meeting,  there  is 
good  reason  why  they  should  be  locally  confined.  The 
general  meetings  should  be  held  in  the  county  where  the 
members  reside." 

Special  Meeting's.     Officers'  Duty  in  Calling-.    Notice. 

§  160.  In  the  case  of  special  meetings,  it  may  be  pre- 
mised, that  the  duties  of  the  officers  pointed  out  as  the 
proper  ones  to  sign  the  call,  are,  where  the  by-laws  impose 
the  duty  of  doing  so,  at  the  request  of  a  certain  number  of 
members,  merely  ministerial,  and  they  have  no  discretion 
whatever  as  to  complying  with  the  requisition,  if  presented 
in  the  form  and  manner  indicated  by  the  by-laws."  Notice 
of  such  meetings  and  of  their  purpose  to  all  members,  ac- 
cording to  the  by-laws,  is  essential,  and  failure  to  give  it 
will  invalidate  the  meeting,^  In  the  absence  of  any  par- 
ticular provision  to  the  contrary,  this  notice  must  be  per- 
sonal, and  a  reasonable  time,  or  the  usual  time,  if  a  custom 
prevails,  must  be  given. ^  The  summons  must,  also,  be  is- 
sued by  the  authority  competent  to  assemble  the  corpora- 
tion.' But  any  defects  as  to  notice,  being,  in  general,  a 
matter  affecting  only  individual  rights  of  members,  may 
be  waived  by  the  unanimous  consent  of  all  persons  entitled 
to  vote.*^  And  if  all  having  the  right  to  vote  are  assem- 
bled, some  upon  notice,  and  some  without,  and  agree  to 
enter  upon  the  proceedings,  it  is  a  waiver  of  notice  and  of 
the  right  to  impeach  the  acts  of  the  meeting  upon  that 
ground."     A  subsequent  recognition  of  their  validity  oper- 

'  Reg.   V.    Registrar  of  Friendly  see   Davis,  Law  of  Building,  etc., 

Societies,  16  J.    P.    613;  19   L.    T.  Societies,  p  98. 
Rep.    182.     "  General  "   is  used  in  =*  Field,  Corp.,  ?  227. 

the  sense  of  "corporate."  *  Field,  Corp.,  ^  228. 

*  Reg.  z'.  Aldham  and  United  Par-  *  Angell  and  Ames,  Corp.,  ?  491. 

ishes  Insurance  Society,   21  L.  J.,  ^  Except  where  the  charter  im- 

Q.  B.  i;  S.  C,  16  J.  P.  149;  isjur.  peratively  requires  special  notice  of 

1035;  18  L.  T.  Rep.  74:  R.  V.  Ban-  extraordinary  matter,  when  it  can- 

natyne,  2  L.,  M.  and  P.  213;  20  L.  not  be  waived.     lb. 
J.,  Q.  B.  210,  being  overruled.  And  ^  Angell  and  .\mes,  Corp.,  ?g  491- 

492;  Field,  Corp.,  ^  227. 
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ates  in  the  same  way.'  Nor  can  that  validity  be  questioned 
colhUerally  npon  ihc  gronnd  of  want  of  notice  to  all  mem- 
bers.* 

Artsot  .S|n>«i:il,  .\«l.jonriuMl,  or  Iiii'^nliU-  I>I('<'liii«s. 

i5  Uii.  A  special  nieetinj;-  can  transact  no  bnsincss  other 
than  that  for  which  it  was  summoned.^  But,  being  regn- 
larlv  convened,  it  may  be  adjonrned,  and  anybnsiness  that 
mi^ht  have  been  lawfnllv  transacted  at  the  original  meet- 
ing,  may  also  be  done  at  the  adjonrned  meeting.'  The 
acts  of  a  meeting  of  the  corporation  irregnlarly  convened 
arc  not  binding. 

Qiioniiii.     I'roxics. 

§  162.  In  the  absence  of  special  provision  in  the 
charter  or  by-laws,  fixing  the  minimnm  nnmber  of  stock- 
holders capable  of  holding  a  valid  meeting,  the  corporate 
acts  of  the  societ}-,  binding  upon  all  its  members,  are  the 
acts  of  a  majority  of  those  present  at  a  regular  meeting, 
whether  they  were  or  were  not  a  majority  of  the  members 
of  the  society.'^  Indeed,  the  majority  whose  acts  become 
those  of  the  association,  need  not  even  be  the  majority  of 
all  present  at  the  meeting,  but  of  all  present  and  voting. 
"  Otherwi.se,  persons  not  voting  would  be  counted  as 
voting  against  the  measure.  As  a  majority  of  all  present 
binds  all  members,  because  all  members  might  be  present, 
and  perhaps  because  it  is  their  duty  to  be  present ;  so  a 
majority  of  those  present  and  voting  should  have  the  same 
force,  because  it  is  within  the  right  and  power,  and  per- 
haps the  duty,  of  all  present  to  vote,  and  so  to  express  their 
dissent  from  any  measure  they  do  not  approve."  " 

§  163.  It  is  otherwise,  however,  where  the  charter  re- 
quires the  presence  of  a  quorum  of  the  membership  in 
order  to  constitute  a  valid   meeting,  or  the  consent  of  a 

'  Field,  Corp.,  \  229.  <  Field,   Corp.,  \  23O;  Davis  Law 

*  lb.     Advanced  members,   even  of  Building,  etc..  Societies,  p.  161. 

when  having  pledged  their  stock  to  '■Attorney-General    v.    Davy,    2 

the  society,  are  entitled.     See  ante,  Atk.  212. 

?  "4.    ^  «  I  Pars.  Contr.,  p.  142. 
» Davis,  Law  of   Building,   etc., 

Eocieties,  p,  loi. 
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majority  of  a  qiionim  to  pass  a  measure.  If  the  number 
of  members  necessary  to  constitute  a  quorum  is  not  pre- 
scribed by  statute  or  constitution,  it  comprises  a  majority 
of  all  the  members  entitled  to  vote/  And  the  right  of 
representation  by  proxy  is  not  a  general  one,  but  must  be 
shown  to  rest  upon  special  authority  contained  in  the  con- 
stitution or  by-laws.' 

Principal    Function    of   Corporate  fleeting-.    Election    of 
Officers. 

§  164.  x\s  the  management  of  corporations,  and  par- 
ticularly of  building  associations,  is  left  almost  entirely  to 
the  directors,  the  principal  function  of  the  corporate  meet- 
ings, besides  that  of  occasionally  passing  by-laws,^  is  to  ex- 
press, annually,  through  the  members  at  large,  the  associa- 
tion's will,  as  to  the  policy  and  management  of  the  corpo- 
rate affairs,  by  the  election  of  such  officers  as  will  execute 
such  will.^  The  election  of  officers  must  take  place  in  the 
manner  and  upon  the  nomination  required  by  the  constitu- 
tion and  by-laws.  If  no  particular  form  is  prescribed,  no 
election  conducted  in  good  faith  will  be  set  aside.'^  But  no 
usage,  adduced  in  explanation,  can  sustain  a  corporate  act, 
done  in  a  manner  plainly  contrary  to  that  prescribed  by 
the  charter  (or  the  statute  to  which  it  must  conform)  ; " 
though,  if  the  meaning  of  the  words  of  the  charter  be 
doubtful,  usage  for  a  great  Icugth  of  time  may  be  admitted 
as  explanatory.^  The  fact  that  improper  votes  were  re- 
ceived at  an  election  will  not  necessarily  vitiate  it ;  it  must 
be  affirmatively  shown,  that,  had  they  not  been  received, 
the   result   would   have  been   different.'*     In   this  case,  the 

'  Davis,  Law   of  Building,    etc.,  ciations,   usually   delegated   to  the 

Societies,  loi;  Field,  Corp.,  ^  239.  directors.      As  to   by-laws  gener- 

'  Craig  V.  First  Preshyt.  Church,  ally,  see  post,  Ch.  xv. 

88   Pa.  42,  47;  I    Moraw.,    P.  C,    I  'Field,  Corp.,  ?  186. 

486;   Augell    and  Ames,    Corp.,  ii  •'•  Angell  and  Ames,  Corp.,  I  138. 

12S,  130;  Davis,   Law,  etc. ,  uhi  su-  "As   to   the   effect  of  usages  of 

pra.     See   State?'.   Rohlffs,  (  N.  J.)  corporations  upon  acts  in  excess  of 

19  Atl.  Rep     1099,  as  to  legality  of  charter,    sse    Clarke's    Browne   on 

vote   by    ])roxy    for   a   corporation  Usages  and  Customs,  i^  122. 

holding   shares  in  a  building  asso-  'Angell   and   Ames,    Corp.,    ubi 

ciation.  supra. 

^  Even   this  is,  in  building  asso-  ^  lb  ,  ^  136. 
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court  may  set  aside  the  election.  On  the  other  hand,  when 
votes  which  were  rejected  by  the  inspectors,  would,  if  re- 
ceived, have  been  sufficient  to  elect  a  certain  ticket,  and 
are  adjud5;:ed  to  have  been  erroneously  rejected,  the  court 
cannot  declare  the  ticket  elected  for  which  they  would  have 
been  cast,  had  they  been  received  ;  it  can  merely  vacate  the 
election  altog;ether.'  And  a  failure  to  elect  new  officers 
will  not  work  a  dissolution  of  the  society  ; '  for  the  stock- 
holders compose  the  corporation,  and  on  a  failure  to  elect 
new  officers  at  the  time  designated,  the  old  hold  over.^ 

§  165.  If  the  election  has  been  fairly  held,  whoever  has 
a  majority  of  the  votes  cast  (no  minimum  being  required 
by  the  constitution)  is  elected,  although  a  majority  of  the 
entire  assembly  abstained  from  voting.'  Where,  therefore, 
the  majority  merely  protests  against  the  election  of  an 
officer,  but  sets  up  no  other,  the  minority  may  elect  the 
candidate  proposed.'' 

§  166.  An  election  of  a  less  uTimber  of  directors  than  the 
charter  calls  for  is  valid  ;  that  of  all  beyond  it,  void.^  For 
this  reason,  too,  ballots  containing  the  names  of  a  less  num- 
ber of  directors  than  provided  for  by  the  charter  are  good, 
as  far  as  they  go,  whilst  those  containing  a  greater  number, 
must,  of  necessity,  be  rejected. 

I{i;,'li(s  «>(■  TiisiMM'tors  and  Judgosasto  Candidacy  and  Hold- 

§  167.  Inspectors^  and  judges^  of  the  election  may,  at 
the  same  time,  be  candidates.''  And  the  inspectors  are  not 
bound  to  close  the  polls  at  the  end  of  an  hour,  even  where, 
by  resolution  of  the  board  from  which  they  derive  their 
power,  the    election    is   limited    to    that  time.     They  are 

'  lb.,  ?  138.  '  Ex   parte   Wilcox,  7   Cow.   (N. 

*  Holjoken   Building  Association       Y.  )402. 

V.    Martin,    13    N.  J.    Eq.  428;  St.  »  Commonwealth    v.  Woelper,   3 

Louis,  etc.,  Association z/.  Augustin,  Serg.  and  R.  (Pa.)  29. 

2  Mo.  App.  123.  9  See  Angell  and  Ames,    Corp.,  \ 

»  Angell    and    Ames,    Corp.,    \\  141.     The   right  to  appoint  judges 

142-144,  771.  and  inspectorsof  election  at  ameet- 

*  \\>.,\  127.  ing  of  shareholders  for  the  election 

*  lb.,  '<t.  126.  of  directors,  is  in  the  shareholders, 

*  1*^-1  \  135-  and  not  in  the  board  of  directors:  i 

Moraw..  P.  C,  'i  484. 
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entitled  to  exercise  a  reasonable  discretion  in  the  matter. 
If  no  time  be  limited,  the  poll  may  be  adjourned  from  day 
to  day.' 

Courts  will  not  Look  into  Regularity  of  Election  Collater- 
ally. 

§  168.  So  long  as  an  officer  is  such  de  facto ^  though  in- 
disputably ineligible,"  his  acts  have  binding  efficacy  upon 
the  corporation,  at  least  so  far  as  they  respect  third  parties.^ 
And  persons  acting  publicly  as  officers  are  to  be  presumed 
rightfully  in  office.^  Their  acts,  as  such,  cannot  be  collat- 
erally impeached,"*  nor  will  the  court,  in  an  action  by  a  cor- 
poration against  its  debtor,  look  into  the  regularity  or  va- 
lidity of  the  election  of  its  corporate  officers.'^ 

Management  of  Society  Kntirely  in  Hands  of  its  Officers. 

.  §  169.  The  management  of  the  affairs  of  a  building  as- 
sociation is  entirely  in  the  hands  of  its  officers,  who,  deriv- 
ing their  powers,  of  course,  primarily  from  the  corporate 
meeting,  and  possibly  appealing  to  it  in  difficult  and  mo- 
mentous cases,  yet  virtually  constitute  the  government  of 
the  association. 


CHAPTER  IX. 

FUNCTIONS,  DUTIES,  AND  LIABILITIES  OF  OFFICERS. 

\  170  Usual  officers  in  building  associations,  and  their  general  powers. 

<i  171.  President. 

'i  172.  Treasurer. 

i  174.  Secretary. 

\  176.  Directors. 

\  178.  Limits  of  the  powers  of  directors. 

\  179.  IIow  powers  of  directors  to  be  exercised. 

(}  180.  Meetings  of  directors.     Notice.     Quorum 

'  See    Angell  and    Ames.  Corp.  \  '  See  Angell  and  Ames,  Corp.,  \ 

138.  139. 

■"  See  lb.,  \  287.  *  See  Field,  Corp.,  \  180;  2  Dill., 

'  See   lb.,   \    139;   Field,  Corp.,  \  Mun.  Corp  ,  \  892,  n. 

180.     And  they  may  have  an  action  "  Hoboken    Building  Association 

of  trespass  relating  to  any  corpo-  v.  Martin,  13  N.  J.  Kq.  428. 
rate  property  against  others  claim- 
ing to  be  the  board  of  directors. 
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I  I  S3.  Discretion  of  directors  cannot  be  controlled  nor  delegated.    Com- 

niiltefs. 

J  1S4.   Minutes  of  directors' transactions. 

I  1S6.   Deulings  between  association  and  directors. 

{  1S7.  Director  may  become  party  to  contract  with  society. 

I  iSS.   Mo.lifie  i  sense  in  wliicli  directors  are  officers  in  the  society. 

^  1S9.   Personal  liability  of  directors  for  losses,  etc. 

}  192.  Directors  who  were  parties  to  fraiul  wpcm  society,  whereby  it 
was  ruined,  cannot  share  in  its  assets.     Presumi^tive  fraud. 

5.193.  Ki.ibilitv  of  directors  to  account  to  society  for  waste  or  misap- 
plication of  funds. 

I  194.  Right  of  individual  stockholders  to  sue  delinquent  directors  for 
protection  of  society.     Qualifications. 

I  195.  Trustees. 

i  196.  Solicitor. 

I  199.  Officers'  bonds.     When  prerequisite  to  entering  upon  office. 

\  200.   Principal  not  society's  agent  in  procuring  bond 

1  201.  What  by-law  requirements  enter  into  contract  of  suretyship. 

§  202.  Discretion  and  responsibility  in,  and  method  of,  approvin:; 
bonds. 

2  203.  Sureties  not  discharged  by  negligence  of  society. 

§  204.  Liability  of  sureties  strictly  confined  to  terms  of  bond. 

?  206.  Liability  of  officers  to  fines  and  amotion 

5207.  Criminal  liability  of  officers  in  certain  cases. 

I  209.  Compensation  of  officers. 

§  212.   Implied  liability  of  society  for  compensation. 

^  213.  A  director  cannot  claim  e.vtra  compensation  for  acts  done  in  the 

line  of  his  duty.     Services  before  organization. 
^  214.  D:  faclo  officer  cannot  claim  salary. 

\  215.  Salaried  officer,  improperly  removed,  may  sue  for  .salary. 
\  216.  Officers  nmst  look  to  society's  funds  for  compensation. 

Usii-.il  Olieers  in  Biiililiii<>-  AssociatioiLS  uuil  Their  General 
l*<>wers. 

§  170.  The  officers  of  a  building-  association  are,  (i) 
President  and  Vice-President ;  (2)  Treasurer  ;  (3)  Secretary  ; 
(4)  Board  of  Directors ;  (5)  Trnstees,  (the  latter  class,  not 
properly  officers,'  having  now  become,  ahno.st  everywhere, 
unnecessary  and  discarded,)  (6)  Solicitor.  The  authority 
of  these  several  officers,  in  the  absence  of  any  express  pro- 
vision and  limitations,  extends  to  the  performance  of  all 
the  duties  usually  belonging  or  appertaining  to  similar 
officers  in  corporations  generally. 

Presi<l<-iit. 

§  171.  The  President,  or,  in  his  absence,  the  Vice-Presi- 
dent, is  the  presiding  officer  at  the  meetings  of  the  corpor- 
'  See  post,  \  195- 
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ation  or  Board  of  Directors.  In  general,  and  unless  other 
officers  are  designated,  either  by  law  or  special  direction  of 
the  society  or  its  directors,  it  is  his  business  to  call  special 
meetings  of  the  association  ;  to  sign  contracts,  and  execute 
deeds ;  to  legalize,  by  his  signature,  warrants  drawn  upon 
the  treasurer,  and  have  the  general  custodianship  of  the 
corporate  seal.  His  contracts  with  third  persons  for  neces- 
saries to  be  furnished  the  society,  are,  in  general,  binding 
upon  it,  except  where  there  is  a  resolution  upon  the  cor- 
porate books,  forbidding  him  to  enter  into  such  a  contract.^ 

Treasurer. 

§  172.  The  Treasurer  is  the  keeper  of  the  society's 
funds,  and  the  officer  entrusted  with  their  immediate  dis- 
bursement ;  but  only  upon  warrants  and  authority  executed 
and  presented  in  the  form  and  manner  provided  by  the  by- 
laws. And  he  is  bound  to  keep  accurate  and  correct  ac- 
counts of  the  same.  His  functions  are  purely  ministerial. 
If,  therefore,  a  warrant  duly  made  out  is  presented  to  him 
for  payment,  for  the  purpose,  as  he  knows,  of  applying  the 
money  to  an  object  not  within  the  powers  of  the  associa- 
tion, and  he  cashes  it,  he  is  not,  by  reason  of  such  action, 
to  be  held  personally  liable  for  the  amount.-  On  the  other 
hand,  if  he  makes  a  payment  out  of  his  pocket,  for  a  pur- 
pose authorized  by  the  directors,  but  not  within  the  cor- 
porate powers,  it  seems  he  cannot  recover  it  against  the 
corporation  if  a  warrant  is  afterwards  refused.^     To  ensure 

'  Westsrveldt  v.  Radde,  55  How.  orders  drawn  upon  him  before  the 

Pr.  (N.  Y. )  369  assignment,  for  which  the  assignee 

*  Sie  Grimes  Z'  Harrison,  28  L  had  refused  to  allow  him  ere  lit  in 
J.,  Cli.  823;  33  L.  T.  Rep.  115;  5  the  sitllement  of  his  account  as 
Jur  ,  N  S.  52S;  26  Reav.  435;  23  J.  treasurer.  And  when  a  treasurer 
P.  42 r.  This  decision  really  refers  has  advanced  dues  of  members 
to  "  trustees,"  who,  under  tlie  law  credited  in  his  account,  the  direct- 
then  in  force  in  England,  supplied,  ors  may  reimburse  him  therefor  : 
inter  alia,  the  exact  position  of  Harmony  Building  Association  if. 
treasurers  in  our  associations  It  Goldbeck,  13  VV  N  (Pa.)  24. 
was  decided,  in  Christian's  App,,  '  See  In  re  The  Kent  Benefit 
102  Pa.  184,  that,  when  a  building  Building  Society,  30  L.  J.,  Ch  785; 
association  had  become  insolvent  4  L.  T.  Rep.,  N.  S.  6ro;  i  Dr.  and 
and  made  an  assignment  forbenefit  S  417;  7  Jur.,  N.  S.  10^5;  9  \V.  R. 
of  creditors,  the  treasurer  is  en-  685, — also  referring  to  "  Trustees." 
titled  to  be  reimbursed  as  a  general  See  preceding  note, 
creditor  for  moneys  paid  by  him  on 
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his  rcsix)iisibility,  he  is  required  to  give  bond  for  the  faith- 
ful discharge  of  his  duties  and  the  proper  application  of 
the  moneys  cotnuiitted  to  his  care. 

§  173.  Ordinarily,  the  treasurer  of  a  building  associa- 
tion receives  a  moderate  salary  for  his  services.  The 
moncv  taken  in  by  him  docs  not  become  his  money,  but 
remains  that  of  the  association,  in  his  hands  as  a  bailee.' 
Hence  he  is  not  liable  for  a  loss  occurring  without  his 
negligence.'-  Where  the  treasurer  receives  no  salary,  his 
relation  to  the  society  is  that  of  a  gratuitous  bailee  or 
mandatory,  liable  only  for  fraud  or  such  gross  negligence 
as  amounts  to  fraud. ^  Consequently,  he  is  not  liable  for 
loss  of  the  society's  funds  by  robbery,^  or  by  failure  of  the 
bank  in  which  he  has  deposited  them,  under  authority  and 
direction  of  the  Board  of  Directors,  or  in  the  exercise  of 
his  proper  judgment  and  discretion,  in  the  name  of  the  as- 
sociation, free  from  fraud  and  negligence.*  Nor,  where  it 
was  a  usual  and  customary  thing  to  pay  money  to  the  sec- 
retary for  withdrawing  members,  will  an  unsalaried  treas- 
urer be  liable  for  doing  so  in  good  faith,  upon  orders  signed 
by  the  president  and  attested  by  the  secretary  in  the  ac- 
cepted manner,  if  the  secretary  subsequently  embezzles  the 
money  and  absconds."  But  a  treasurer  is  liable  for  misap- 
propriation of  corporate  funds  by  a  clerk  to  whom  he  en- 
trusted them."     He  has  no  right  to  receive  anything  but 

'  See   Mowbray   v.    Antrim,    123  take  anything  but  cash  in  payment 

Ind.  24;  23  N.  E.  Rep.  858.  of  dues  and  fines,  even  in  the  pres- 

*  See  ibid.  ence  and  with  the  acquiescence  of 
^  Hibernia   Building   Association  the  executive  officers:  he  and  his 

V.  McGrath,    154  Pa.    296;  26   Atl.  bondsmen  will  be  liable  for  any  loss 

R^P-  377-  otherwise  occurring.  People's  Build- 

*  See  Davis,  Law  of  Building,  ing  and  I/oan  Association  v.  Wroth, 
etc..  Societies,  pp.  iio-iii;  Walker  43  N.  J.  L.  70;  Mutual  Building  and 
V.  British  Guarantee  Association,  Loan  Association  z'.  Hammell,  lb  78. 
21  L.  J.,  Q,  B.  257;  16  Jur.,  885;  •*  Hibernia  Building  Association 
Giblin  f.  McMullen,  38  L.  J.,  P.  C.  v  McGrath,  supra. 

25;  I^aw  Rep.,   2  P.   C.   317;  21  L.  'Re   Mutual  and  Perm.   Benefit 

T.   Rep.,   N.   S   214;  17  W.  R.  445;  Building  vSoc,  48  J.  P.  54.     As  to 

Foster  Z',  Essex  Bank,  17  Mass.  497;  payment   by  disbursing   officer  to 

Redfield,  Bailments,  §  632.  one  fraudulently  personating  a  de- 

'  See    Davis,    Law    of    Building,  positor  and  in  pos.session  of  hispass- 

etc,  Societies,  p.  in,  and  preced-  book,  see  Sullivan  z'.  Lewiston  Inst. 

ing  note.     But  he  has  no  right  to  for  Sav.,  56  Me.  507;  infra,  §  479. 
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cash  in  payment  of  dues  or  interest,  and  cannot  bind  the 
society,  even  with  the  acquiescence  of  its  executive  officers, 
by  his  acceptance  of  anything  else/ 

Secretary. 

§  174.  The  Secretary's  business,  in  a  building  associa- 
tion, is,  generally,  to  conduct  the  correspondence  of  the 
society  ;  attest  the  President's  signature  where  required ; 
keep  the  financial  accounts  of  the  association  and  correct 
minutes  of  its  proceedings,  as  well  as  of  those  of  the  Board 
of  Directors  ; '  summon  meetings  of  the  directors  and  the 
society,  and  furnish,  at  all  times,  any  information  concern- 
ing the  corporate  affairs  that  may  be  necessary.  As  he  is 
the  mouthpiece,  so,  practically,  his  functions  are  those  of  a 
general  agent  of  the  association,^  and  often  he  is,  in  point 
of  fact,  the  manager  of  its  entire  business.^  When  such  is 
the  case,  the  society  will  be  bound  by  orders  given  by  him, 
for  necessary  repairs,  though  not  sanctioned  by  the  required 
number  of  directors,  nor  entered  on  their  minutes.^  He 
cannot,  however,  bind  the  society  by  acceptance  of  pay- 
ments of  dues,  etc.,  contrary  to  the  provisions  of  the  con- 
stitution,— as,  e.  g.^  where  the  latter  requires  payments  to 
be  made  at  regular  stated  meetings,  by  accepting  them  at 

'  People's  Building  Association  z/.  a  judicial  act:     Withers  v.  Baird,  7 

Wroth,   43  N.  J.  L.  70;  Mueller  v.  Watts  (Pa.)  228;  Jamison  v.  Jami- 

Cohen,    (Ciii.   Super.   Ct.  )27  Ohio  son,    3   Wliart.    (Pa.)   457;    Singer 

L.  J.  353.  Manuf.   Co.    v.   Rook,  84  Pa.  442; 

2  As  to  his  liability  for  damages  Com.    v.   Haines,   97  Pa.    228,  and 

resulting  from  his  breach  of  that  therefore  cannot  properly  be  made 

duty,  see  Priestly  v.   Hopwood,  10  by  atiy  person  who  has  an  interest 

L.    T.  Rep.,   N.  S.,  646;   12  W.  R.  in   the  transaction      See  the  very 

1031.  judicious    observations    upon    this 

'See   Davis,    Law    of    Building,  point  in  Thompson,   B.  A.,  pp.  90- 

etc,  Societies,  p.  121;  and  see  post,  91,  and  compare  the  decision,  there 

\'i   231   et  seqq.,  as  to  incidents  to  cited,  in  Ilorton  <•'.  Building  Associ- 

agency,  etc.  ation,  6  Bull.  (O. )  141,  to  the  effect 

<  He  would,  therefore,   necessar-  that  the  secretary  of  an  association, 

ily   appear   to    be   disqualified     to  who  was  also  a  stockholder,   may 

take,   as  notary  or  magistrate,  the  take  the  acknowledgment  of  parties 

acknowledgments     of    parties     to  to  a  mortgage. 

mortgages  given  to  the  association,  *  Allard  v.  Bourne,  15  C.  B.,  N. 

or  of  instruments  executed  by  or  S.  (109  Engl.  C.  L.  Rep. )  468;  3  N. 

on  behalf  of  it.     The  certificate  of  R.  46. 
acknowledgment  is  in  the  nature  of 
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other  times  :  '  unless  the  custom  of  the  association  has  been 
to  depart  from  the  prescribed  method  and  he  has  followed 
that  custom, — as,  r.^Q.,  where  the  rules  required  payments 
to  be  received  by  the  secretary  only  in  conjunction  with 
the  treasurer  and  one  of  the  trustees,  but  in  practice  the 
secretary  alone  received  them."  He  cannot  bind  the  society 
by  the  acceptance  of  payments  which  ouji^ht  to  be  made  to 
the  treasurer, — except  as  against  one  who  is  estopped  by 
his  conduct  from  treating  them  as  not  valid  payments.^ 
And  under  no  circumstances  can  he  bind  the  society  against 
its  will,  by  his  single-handed  acts,  where  they  are  either 
u//rn  vires  of  the  association,  or  clearly  such  as  are  bsyond 
the  ordinary  functions  of  the  office  and  therefore  require 
the  consent  of  the  Board  of  Directors.'  Thus,  an  agree- 
ment between  the  secretary  and  the  surety  of  a  borrower, 
that  the  liability  of  the  surety  should  be  released  in 
the  event  of  a  certain  contingency,  will  not  be  binding 
upon  the  association  in  the  absence  of  evidence  that  the 
aereement  was  made  with  the  knowledge  of  the  officers  of 
the  association,  or  that  the  secretary  was  acting  at  the  time 
within  the  scope  of  the  authority  confided  to  him  by  the 
Board  of  Directors,  or  that  his  declarations  were  made  in 
the  course  of  business  which  the  board  had  authorized  him 
to  transact,  as  well  as   that   the   contingency  had  arisen.^ 

'  Morrow    v.    James,   4   Mackey  transaction  is  left  to  the  secretary 

(D.  C.)59.  and   one   becomes  surety    for    the 

-  Haverson  z:  Cole.  6  W.  R.  17.  borrower  upon  the  secretary's  rep- 

'  Browne   i'.    Sanders,    20   D.  C.  resentation    that    his    liability    as 

455;  20  Wash.  L.  Rep.  277.  surety  is  to  continue  only  for  a  cer- 

*  See  post,  ??  231-232.  Rut  the  tain  period,  the  association  cannot 
necessary  assent  to  his  making  a  afterwards  repudiate  the  act  of  its 
given  contract,  apparently  bsyond  agent  in  making  such  limitation  on 
the  scope  of  his  functions,  may  be  the  ground  that  he  was  unauthor- 
inferred  where  he  had,  for  some  ized  to  make  it:  Jon^szy  National 
time  prior,  been  making  similar  Building  Association,  9^  I'a.  2(5. 
contracts  in  behalf  of  the  associa-  Equally  will  the  association  be 
tion,  and  the  latter  had  received  bound  b}' the  secretary's  agreement 
the  benefit  accruing  therefrom  with  a  borrower,  as  part  of  his  con- 
without  objection:  Chicago  Build-  tract,  to  insure  the  premises  mort- 
ing  Soc.  V.  Crowell  65  111.  453.  gaged  to  the  association,  and  a  fail- 

'  Gass  v.  Citizens'   Building  and  ure  to  do  so  before  a  loss  through 

Loan  A.ssociation,  95  Pa.  lor.     But  fire    occurred:      Chicago    Building 

where    the     arrangement     of    the  Society  v.  Crowell,  65  111.  453. 
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Nor,  ill  the  absence  of  a  similar  showing,  will  it  be  bound 
by  his  declarations  as  to  the  amount  due  on  a  mortgage 
held  by  it,  the  mere  fact  of  his  having  charge  of  the  books 
and  accounts  of  the  association  not  being  sufficient  to  show 
such  authority/ 

§  175.  The  liability  of  the  secretary  for  the  safe- 
keeping of  papers  and  other  property  of  the  association 
comino-  into  his  hands,  is  said  to  be  that  of  an  ordinary 
trustee  or  bailee  for  hire."  Consequently,  the  degree  of 
care  required  from  him  is  such  as  a  prudent  man  exercises 
in  his  own  affairs,  and  in  the  absence  of  proof  of  negligence 
consisting  in  the  want  of  such  care,  he  is  not  liable  for  the 
loss  of  papers,  etc.,  e.  g.,  of  a  note  belonging  to  the  associa- 
tion, while  in  his  custody  as  secretary.^ 

Directors. 

§  176.  The  Board  of  Directors  constitutes,  in  a  man- 
ner, the  managing  committee  of  the  association.  They  are 
appointed  under  provision  of  the  charter  and  by-laws,  by 
the  members  at  a  general  meeting,  for  the  purpose  of  vest- 
ino-  in  them,  for  the  convenience  of  the  association,  the 
management  of  its  affairs.  Their  acts,  therefore,  within 
the  powers  conferred  upon  them  by  the  constitution,  are 
the  acts  of  the  association,  binding  it,  in  every  respect, 
equally  as  if  done  by  all  its  members,  lawfully  assembled 
and  acting  for  the  corporation  ;  '  and  if  they  travel  outside 
of  their  proper  authority,  and  put  the  corporation,  for 
which  they  act,  in  the  position  of  contracting  jtltra  vires^ 
whilst  their  engagements  may  not  be  enforceable  against 
the  corporation,  if  it  resists,  it  seems  that  the  directors 
may  be  held  personally  liable  on  an  implied  warranty  that 

'  Johnston   v.  Elizabeth  Building  v.    Security   Loan  A.ssociation,    72 

and  Loan  Association,  104  Pa.  39;.  Ala.  207. 

Much  less  \\\\\  the  association  be  '^  Mowbraj'   v    Antrim,    123  Ind. 

bound  by  his  statement  as  to  how  24;  23  N    IC.  Rep.  858. 

many  payments  would  have  to  be  ^  ii,id    Such   negligence  was  not 

made  in  order  to  extinguish  an  ob-  found  in  the  fact  that  the  secretary 

ligation  given  to  the  society,— such  had  left  the  note  in  a  safe  usid  by 

statemen'.  being  necessarily  a  mere  him  jointly  with  another,  who,  at 

expression  of  opinion  on  his  part:  the  time,  was  considered  a  prudent 

Hammerslough   v.  Building,  Loan,  business  man  and  solvent, 

etc.,  Association,  79  Mo.  80;  Lake  *  Field,  Corp.,  \  67. 
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the  society  had  power  to  do  what  they  assinned  to  do  in  its 
name.'     And   there  is   no  obligation  npon  the  members  to 
imlemnify  the  snITering  transgressors.     The  rnle  is,  that,  as 
between  the  directors  and  the  society,  a  transaction  by  the 
fonner,  wliich  is  ultra  vires,  mnst,  in  order  to  bind  the  lat- 
ter,  be  authorized  or  ratified  by  each  individual  member  ; 
for  no  one  will   be  assumed  to  assent,  or  to  have  pledged 
his  assent  beforehand,  to  any  but  legal  and  competent  acts. 
Where,   therefore,   the   directors  of  a  building  association, 
without  authority,  bought  land,  and  mortgaged  it  to  secure 
money  borrowed  for  the  purchase,  their  being  no  power  in 
the  society  to  borrow  money  ;  and  certain  members,  acting 
as  trustees,  covenanted  to  pay  the   mortgage  debt,    and, 
under  that  covenant,  were  subsequently  obliged  to  pay  it ; 
and  it  did  not  appear  that  every  member  acquiesced  in,  or 
was  even  cognizant  of  the  transaction, — the  unfortunate 
directors  w^ere  not  permitted  to  compel  contribution  among 
the  shareholders  to  recover  their  loss.^     But  acts  of  direct- 
ors  in   excess  of  their  powers  may  be  ratified  by  the  cor- 
porate meeting.     Thus,  the  treasurer  of  a  society,  who  was 
also  one  of  the  directors,  had  advanced  certain  dues  payable 
by  members,  crediting  them  in  the  society's  account  with 
them  and  charging  himself  with  them  in  his  a'ccount  with 
the  society.     Before  reimbursement  of  the  treasurer  those 
members  became  insolvent.     The  directors  passed  a  resolu- 
tion to  repay  him  out  of  the  corporate  funds,  and  warrants 
were  accordingly  drawn.     At  a  corporate  meeting  of  the 
society,   the  annual   report  of  the  officers,  containing  a  re- 
report  of  the  treasurer  in  which   the  use  of  the  warrants 
was  set  out,  was  adopted  by  the  stockholders.     It  was  held 
that,  from  this  circumstance,  a  ratification  of  the  action  of 
the  directors  might  be  inferred,  which  validated  the  war- 
rants in  question,  if  their  validity  was  doubtful  before.^ 
§  177.  The  precise  powers  and  duties  of  the  directors  in 

'  Richardson  v.  Williamson,  Law  Jur,,  N.   S.  1045;  30  L.  J.,  Ch.  785: 

Rep.,  6  Q.  B.  276;  40  L.  J.,  Q  B.  9   W.  R.  686;  4  L.  T.  Rep.  N.  S. 

145.     See  also  Hopkins  v.  MehaflFy,  610;  25  J.  P.  805. 

II  S.  &  R.  (Pa.)  126.  3 Harmony  Building  Association 

*  In    re    Kent    Benefit  Building  v.  Goldbeck,  13  W.  N.  (Pa.)  24. 
Society,    i    Drew,  and  Sm.  417;  7 
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any  particular  association  depend,  in  a  great  measure,  upon 
the  provisions  of  its  constitution  and  by-laws  ;  but,  in  gen- 
eral, they  are  vested  with  the  supervision  and  management 
of  the  association's  business,  by  the  disposition  of  its  funds,^ 
the  deliberation  upon  all  proposals  for  loans,  the  filling  of 
vacancies  in  offices  and  among  their  own  number  for  un- 
expired terms,  and  the  providing  of  proper  compensation, 
when  not  otherwise  fixed,  for  the  services  of  committees 
and  the  members  of  the  board.  In  the  exercise  of  their 
powers,  they  are  subject  to  the  control  of  the  corporate 
meeting,  but  not  to  the  interference  of  individual  members, 
except  in  so  far,  that,  if  the  directors  act  illegally,  proceed- 
ings may  be  taken  against  them  by  individual  members, 
representing  the  whole,  in  equity."  For  an  accomplished 
misapplication  of  the  society's  funds  they  may  be  made 
personally  answerable.^  And  when  the  laws  of  the  society 
give  the  Board  of  Directors  a  discretion,  e.g.^  in  the  amount 
of  fines  to  be  imposed,  allowance  to  members,  approval  of 
withdrawals,  etc.,  it  has  been  said  that  a  Court  of  Chancery 
will  compel  them  to  exercise  that  discretion  in  a  reason- 
able manner.'* 

Limits  of  the  Powers  of  Directors. 

§  178.  The  power  conferred  upon  directors  of  manag- 
ing and  controlling  the  business  of  the  association,  in  no 
case  extends  to  an  authority  to  change  its  entire  character 
and  purpose.  Any  attempt  of  that  description,  being 
clearly  7(ltra   vires^'  is   enjoinable  at  the  instance  of  any 

'  It  has  been  intimated  that  they  trust,    see  Harmer  v.  Gooding,  13 

have  power  to  leimburse  the  treas-  Jur   400;  3  De  G.  and  S.  407;  East- 

urer  for  dues  of  members  advanced  wood  v.  Lever,  9  L.  T.  Rep  ,  N    S. 

by  him  and  credited  in  hisaccount:  615;  4  De  G.,  J.  &  S.  114;  Craig  v. 

Harmony  Building   Association   v.  Gregg,     83     Pa.     19 ;     Leffman    z\ 

Goldbeck,  13  W.  N   (Pa  )  24.  Flanigan,  5  Phila.   (Pa.)   155,  419; 

*  Davis,    Law   of  Building,    etc.,  post,  i/<i  189-194. 

Societies,    p.    114;  and  see  post,  g?  <  Davis,  Law   of   Building,    etc., 

I93"'9i-  Societies,  p.   121;  cit.  Matterson  v. 

3  Grimes    v,  Harrison,  28    L.  J.,  IClderfield,    20   L.   T.    Rep.,   N.  S. 

Ch.  823;  33  L.  T.  Rep    115;  5  J"r  .  503;  Law  Rep.,  4  Ch.  App.  207;  17 

N.  S.  528;  26  Beav.  435;    23  J.   P.  W.   R.   422;  33  J.   P.  362.     Ante,  ? 

421. — And   for  proper  parties  to  a  107. 

bill  against  directors  for  a  breach  of  •"•  Field,  Corp.,  I  155. 
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inenibcT  of  the  association.'  Tluis,  in  England,  the  con- 
version of  a  hniltling  as.sociation  into  a  land  association  ^ 
was  held  clearly  to  be  outside  of  the  powers  of  the  board.^ 
Kqually  so  is  that  of  changino-  the  capital  stock  of  the  cor- 
poration beyond  the  limit  fi.xed  by  the  charter.'  The 
former  cannot  be  done  at  all  ;  the  latter  only  by  a 
corporate  meeting,  by  virtue  of  a  specific  authority  con- 
ferred by  the  charter,  or  by  the  Board  of  Directors  only  in 
consequence  of  specific  charter  authorization  thereto.  Nor 
can  the  directors,  upon  their  own  responsibility,  apply  for 
an  enlargement  of  the  corporate  powers ;  and  a  grant 
thereof,  upon  such  application,  is  void.'' 

How  l*«»\v<'rs  of  l>i rectors  to  hv.  Kxorciscd. 

>}  179.  The  authority  of  the  board,  upon  which  any  act 
is  done,  ou^lit  to  be  given  at  a  regularly  convened  meet- 
ting  ;  ^  or,  at  least,  (if  the  practice  of  obtaining  the  consent 
of  the  directors  separately  has  been  adopted,)  after  consul- 
tation of  all  together,  and  upon  the  concurrence  of  a  ma- 
jorit}-.'     Where    three  directors  were  a  quorum  and  the 

'  Grimes  v.  Harrison,  supra.  did  not  extend  to  empowering,  by 

'lb.     "A   freehold  land  society  their   presence    and   acquiescence, 

buys    lands    with   the   funds  sub-  the  treasurer   to  receive  anything 

scribed   by  the  members,    and  di-  but  cash  in  pajmient  of  dues  and 

vides  that  land  among  them;  but  a  fines,   so  as  to  relieve  his  sureties 

bensfit   building   .society  advances  from    liability  for  loss2s  thus  sus- 

to   nieniliers,  out  of  the  subscrip-  tained.     "  The  executive  officers  or 

lions  made  by  members,   sums  of  directors  .  .  .  had  no  authority  to 

money   to  bs  laid  out  in  the  pur-  set  aside  the  constitution  and  by- 

chass  of  lands  or  buildings,  which  laws  of  the  association,  or  change 

are  then  mortgaged  to  the  society.  the  duties  of  the  treasurer  as  there- 

That   appears    to  be  the  principal  in   presciibed,    nor    can    they    by 

difference  between  these  two  kinds  their  imauthorized  acts  relieve  the 

of  societies."     lb.  sureties  from  their  responsibility  to 

'  lb.     But  this  wrongful  conver-  the  corporation."     People's  Build- 

sion   having  taken   place,    it   does  ing  and  Loan  Association  z^.  Wroth, 

not,  therefore,  cease,  of  course,  to  43  N.  J.  L.  70.     As  to  the  power  of 

exist  as  a  building  association,  and  making  or  amending  by-laws,  see 

the  members  are  still  bound  by  its  po.->t,  §  260. 
rules.     lb.  cSee  Pike  Co.  jy.  Rowland,  94  Pa. 

*  Railway    Co.    v.    Allerton,    18  238. 
Wall.  (U.  S.)  233.  'See   Field,  Corp.,   §§  236,   237. 


& 


An^ell  and  Ame.s,  Corp.,  'i  280.  It  is  certainly  not  advisable  to  run 
And  it  was  held  in  New  Jersey,  the  risks  involved  in  this  practice. 
that  the  authority  of  the  directors      An  agreement  made  informally  by 
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secretary  obtained  at  one  time  the  authority  of  two  to  seal 
a  bond  for  money  due  the  engineer  of  the  company,  and  at 
another  time  the  authority  of  another,  it  was  held  that  the 
bond  was  not  the  bond  of  the  company.' 

Meetings  of  Directors.     Notice.     Quorum. 

§  1 80.  The  meetings  of  the  Board  of  Directors  are  fixed  in 
the  laws  of  the  association  as  to  the  number  of  their  stated 
occurrence.  Time  and  place  are  usually  left  to  their  dis- 
cretion, as  also  the  entire  matter  of  special  meetings.  It  is 
essential  that  all  the  directors  should  have  full  notice  of  all 
meetings  of  the  board.  Being  regularly  convened,  they  may 
be  adjourned  ;  but  if  the  meeting  be  iiTegular,  its  acts  are 
invalid,  though  they  may  become  binding  upon  the  society 
where  the  interests  of  third  parties  would  innocently  suffer.^ 

§  181.  If  the  minimum  number  of  directors  capable  of 
constituting  a  quorum  for  business  purposes  is  fixed  by  the 
articles  or  by-laws  of  the  association,  a  less  number  cannot, 
but  a  greater  can,  act.^  If  nothing  is  fixed,  concerning  that 
point,  and  the  general  rule,  that  a  majority  constitutes  a 
quorum,  obtains  when  the  meeting  is  a  stated  one  (of 
which  all  members  are  bound  to  take  notice),  or  a  special 
one,  of  which  all  have  been  duly  notified,*  a  majority  of 

a  majority,  within  the  legal  scope,  «  Field,  Corp.,  §  235;  cit.  Samuel 

of  the  directors  is  capable  of  ratifi-  v.  Halladay,  i  Woohv.  (C.  C. )  400; 

cation  and  confirmation,  express  or  Bank  of  Alabama   v.    Comegys,  12 

implied,  so  as  to  bind  the  corpora-  Ala.  772.     See  also   i   Moravv.,   P. 

tion:  Township  of  Upper  Bern   v.  C,  §  53i- 

BerksCo.,  2\Voodw.  (Pa.)  194.  ^  Field,  Corp.,  §  238;  cit.  Buell  v. 

'  D'Ar:y   j/.  Tamar,  Kit  Hill  and  Buckingham   &   Co.,    16   la.,   284; 

Callington   Ry   Co.,  L.  R.  2  Exch.  Sargent     v.     Webster,     13    Mete. 

158;  14  L.  T.  Rep.,  N.  S.  626.   The  (Mass.)  497;  In  re  Insurance  Co.,  22 

corporate  powers  of  a  corporation  Wend    (N.  Y. )  597;  Ex   parte  Wil- 

are  to  be  exercised  by  the  trustees  cox,  7   Cow.    (N.    Y.)  402;   Rex  j'. 

only  when  duly  assembled  and  act-  Monday,   Cowper,    538;   Sawyer  v. 

ingasaboard.  Conferring  authority  Methodist   Episcopal    Church,    18 

to  sell  and  convey  properly  is  the  Vt.  405. 

exercis2     of    a     corporate   power.  ■•  When    this     pre-requisite    has 

Gashewiler  v.  Willis,   33   Cal.  11;  been  omitted,  the  power  toactcan- 

Cours  V.  Port  Henry   Iron  Co.,  12  not  be  exercised   by  less  than  the 

Barb.   (N.    Y. )   27;  .McCullough  z/.  whole   number  of  directors,  waiv- 

Moss,  5  Denis  (N.  Y. )  567.    But  see  ing  notice,  as  in  the  case  of  corpo- 

Bank   of  Middlebury   v.   Rutland,  rate   meetings,  which  see,  ante,  § 

etc.,  R.  Co.,  30  Vt.  159;  Eradstreet  160,  and  Field,  Corp.,  §  239. 
V.  Baak  of  Royal  ton,  42  id.  128. 
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the  wliole  tlcfmite  miinber  dcsi^nied  to  constitute  the  Board 
of  Directors  constitutes  a  quorum,  the  action  of  a  majority 
of  which  will  ho  biudino^ :  so  that,  if  the  whole  number  of 
directors  contemplated  by  the  constitution  be  {e.  £:)  twelve, 
the  least  number  capable  of  constituting  a  valid  board  will 
be  seven,  of  which  four  may  pass  any  competent  action/ 
Therefore,  where  the  management  of  a  building  association 
was  vested  in  twelve  directors,  and  a  member,  who,  under 
the  rules,  had  become  liable  to  forfeit  his  stock,  tendered 
the  arrearages  thereon,  with  fines,  to  two  of  the  directors, 
who  were  sitting  for  the  receipt  of  payments,  and  who 
accepted  the  said  member's  tender  ;  and  the  first  meeting 
of  the  board  held  subsequently  to  such  action  declared  the 
stock  forfeited,  and  ordered  the  member's  name  to  be 
stricken  off  the  roll,  and  his  money  returned, — it  was  held 
that  the  action  of  the  two  directors  was  not  a  waiver  of  for- 
feiture, and  that  the  stock  was  properly  forfeited  by  the 
subsequent  action  of  the  whole  board.' 

§  182.  If  the  rule  is  couched  in  negative  phraseology, 
that  "  not  less  than  "  a  certain  number  of  the  directors  shall 
constitute  a  board  for  the  transaction  of  business,  the  whole 
body  of  the  directors,  or  any  portion  thereof,  not  less  than 
the  number  so  limited,  is  competent  to  act.^  A  measure, 
however,  requiring,  by  rule,  the  concurrence  of  a  majority 
of  all  the  directors  appointed,  cannot  be  passed  by  a  min- 
ority of  the  whole  number,  a  portion  being  in  any  way 
disqualified  or  refusing  to  vote.^  Thus,  if  the  whole  num- 
ber of  directors  contemplated  by  the  articles  be  twelve,  and 
a  certain  class  of  measures  require  the  consent  of  a  majority 
of  the  whole  number  of  the  directors  appointed,  a  measure 
of  that  description  could  not  be  passed  by  a  vote  of  less 
than  seven  concurring  directors. 

Di.scrrtion  of  Directors  Cannot  be  Controlled  nor  Dele- 
gated.    Conunittees. 

§  183.  As  the  directors,  in  the  honest  exercise  of  their 

'  I  Dill.,  Mun.  Corp.,  §  278.  ^  Udgerly   v.    Emerson,    3   Post. 

»  Card  V.  Carr,  i  C.  B.,  N.  S.  (87  555. 

Engl.  C.  L.  Rep.)  197;  26  L.  J.,  C.  "  i  Dill.,  Mun.  Corp.,  §§  278-281. 
P.  113. 
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reasonable  discretion,  are  not  only  beyond  the  control  and 
direction  of  the  court  at  the  instance  of  a  stockholder,  but 
are  also  protected  against  any  personal  liability,  in  con- 
sequence of  losses  arising  from  errors  of  judgment;'  and 
because  they  hold  their  position  mainly  by  reason  of  the 
coafidence  placed  in  their  capacities ;  they  cannot  be 
allowed,  when  the  powers  conferred  upon  them  involve 
the  exercise  of  personal  judgment  and  discretion,  to  dele- 
gats  this  authority  to  another  person,  or  set  of  persons, 
without  some  express  authority  to  that  purpose  found  in 
the  charter  or  by-laws  under  which  they  act.^  The  estab- 
lishment of  committees  of  their  own  number,  however, 
with  special  care  of  particular  branches  of  the  general 
business,  for  the  purpose  of  expediting  and  effectually 
systematizing  the  whole  work,  does  not  seem  a  delegation 
prohibited  by  the  rule  potestas  non  potest  delegari? 

Minutes  of  Directors'  Transactions. 

184.  The  transactions  of  the  directors  should  be  entered 
in  a  minute-book  belonging  to  the  society,  and  be  properly 
attested.^  Such  a  record  is,  however,  by  no  means  essent- 
ial, to  either  the  validity  or  proof  of  their  acts  and  contracts, 
whether  in  favor  or  against  the  association,  the  latter  being 
permitted  to  supply  an  omission  in  the  minutes  by  oral 
testimony,  wherever  its  effects  is  to  explain  or  add  to, 
but  not  to  contradict,  the  recorded  minutes.'^  If,  indeed, 
the  incorporating  act,  or  the  charter,  make  it  obligatory, 
for  any  purpose,  these  requisites  must,  of  course,  be  com- 
plied with.  But  when  there  are  merely,  in  the  charter 
or  by-laws,  the  usual  provisions  that  such  record  shall  be 
kept  by  some  designated  officer,  the  same  are  to  be 
deemed  simply  directory  ;  "  and  the  breach  or  neglect  of 
them,  though  it  may  render  the  directors  or  their  scribe 
responsible   in  case  of  consequential  damages  for  violation 

'  See  post,  §^  189-191.  '  Burrill  v.  Nahant  Bank,  2  Mete. 

*  Field,  Corp.,  §    160.     And  con-       (Mass.)  163. 
tracts  made  by  such  sub-agents  will  <  Davis,    Law   of  Building,  etc., 

not  bind   the  association.     Angell      Societies,  p.  103. 
and  Ames,  Corp.,  §  277.  *  Harmony  Building  .Association 

V.  Goldbeck,  13  \V.  N.  (Pa.)  24. 
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of  diitN-,  is  ;i  matter  wholly  between  themselves  and  the 
stockholders,  and  between  the  latter  and  the  government  as 
a  violation  of  the  charter  and  by-laws,  and  by  no  means 
affects  the  validity  of  the  nnrecorded  acts."  "  Hence,  when 
the  rnles  of  a  bnilding  association  declared  that  "  the  min- 
utes of  the  managers,  entered  into  the  minnte-book,  and 
signed  b>-  the  managers  concnrring  therein,  shall  be  snffi- 
cient  anlhority  for  the  execntion  of  any  of  the  aforesaid 
powers,"  it  was  held  that  the  failure  of  the  managers  to 
sign  as  required  did  not  invalidate  their  execution  of  the 
powers  entrusted  to  them." 

§  185.  As  a  matter  of  evidence,  the  minutes,  if  existing, 
should  be  primarily  produced.  For  of  elections,  meetings, 
declaring  of  dividends,  etc.,  and  all  relations  between  corpo- 
rators and  corporation,  they  are  the  evidence.^  And  an 
entry  in  the  minutes*  that  a  certain  proposition  was 
adopted  is  prima  facia  evidence  that  it  received  the  number 
of  votes  necessary  legally  to  adopt  it.''  If  there  be  no 
minutes,  or  if,  upon  notice,  the  corporation  fail  to  produce 
them,  other  evidence  is  admitted." 

Dealing's  between  Association  and  Directors. 

§  186.  In  a  sense,  the  directors  of  the  association  are 
trustees"  for  the  stockholders.  As  such,  they  cannot,  with- 
out fraud,  secure  to  themselves  advantages  not  common  to 
the  other  members,"  nor  enter  into  any  secret  arrangement 
for  their  personal  benefit.^     Thus,  a  director  gave  to  the  as- 

'  Angell  and  Ames,  Corp.,  §  291  Association,   38  Minn.    138;  36  N. 

a.  W.  Rep.  100. 

'Priestly   t-  Hopwood,    10  L  T.  « Angell     and    Ames,    Corp.,    § 

Rep.,    N.   S.  646;  12   W.   R.    1 031;  291  a. 

see,  also,  Davis,  Law  of  Building,  '  See  infra,  §  189. 

etc.,  Societies,  p.  121.  ^  Koeliler   v.    Iron   Co.,  2  Black 

'  Bank  of  Commerce's  Appeal,  73  715.     It  seems  that  they  are  incom- 

Pa.   59;    German   Union   Building  petent  to  vote   on  a  resolution  in 

and   Savings   Fund  Association  v.  which   they   are   personally   inter- 

Ssndmayer,  50  Id.  67;  Dobinson  v.  ested:    Smith  v.  Los  Angeles  Ini- 

Hawks,  16  Sim.  407;  12  L.  T.  Rep.  migr.  and  Land  Co-op.  Ass'n,    78 

238:  39  Engl.  Ch.  Rep.  406.  Cal.  289. 

*  Whether    of   corporate   or    di-  »  Pangbom  t;.  Citizens,' etc.,  As- 

rectors'  meetings:  see  case  in  next  sociation,  35  N.  J.  Eq.  341.     S.  P., 

°°^^-  Farmers',   etc.,   Bank  v.  Downey, 

'  UemLzelman  v.   Druids  Relief  53  Cal.  466. 
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sociation  an  ordinary  bond  and  mortgage,  not  in  the  form 
usually  taken  in  compliance  with  the  by-laws.  Upon  a 
proceeding  to  enforce  the  mortgage  according  to  its  terms, 
it  was  held  that  he  could  not  defend  upon  the  ground  of  a 
secret  agreement  between  himself  and  the  other  directors 
to  the  effect  that  the  loan  was  to  be  repaid  and  the  mort- 
gage satisfied  by  his  shares  of  stock  in  the  association,  and 
of  consequent  repayment  by  said  shares  being  subsequently 
fully  paid  up.'  Nor  can  directors  -  knowing  the  association 
to  be  insolvent  discharge  their  indebtedness  to  it  by  relin- 
quishing to  it  their  stock  interests  in  the  same,^  or,  even 
without  such  knowledge,  permit  their  mortgages  to  be  can- 
celed, as  extinguished  by  the  supposed  maturity  of  the  stock, 
with  the  effect  of  escaping  liability  for  a  proportionate 
share  of  the  common  losses,  the  stock  being  found  to  be  far 
from  mature/ 

Director  May  Become  Party  to  Contract  with  Society. 

§  187.  Tfie  principle  just  adverted  to,  however,  does  not 
preclude  a  director  from  being  a  party  to  a  contract  with 
his  association,  and  then,  as  to  his  contract,  standing  as  a 
stranger  to  the  society.^  Indeed,  where  the  president  and 
two  directors  constitute  a  quorum,  a  sale  of  the  corpora- 
tion's land  to  the  president,  by  such  a  quorum,  was  upheld 
by  the  court.''  So,  too,  it  has  been  decided  that  a  director 
may  become  the  treasurer  of  the  corporation  ;  and  that,  if 
he  does  so  without  salary,  his  official  position  and  designa- 
tion will  not  in  any  degree  change  his  liability  as  a  gratu- 
itous bailee.^ 

Mo(lifi<Ml  Sense  in   wliich  Directors  are  Officers  in  tlie  So- 
ciety. 

§  188.   It  is,  perhaps,  not  perfectly  accurate,  to  class  the 

*  Pangborii    v.    Cit..    etc..  Ass'n,  "  Buell  v.  Buckingham  and  Co., 
supra.  16  la.  2S4. 

*  Or  other   ofEcers:    see   case   in  '  Hibernia   Building   Association 
next  note.  "'.   McGrath,    154  Pa.   296;   26  AtL 

^  yuein  V.  Smith,  108  Pa.  325.  Rep.  377.     Of  course,  he  cannot  be 

■•  Callahan's  App.,    124    Pa.    138;  a  salaried  treasurer  where  the  stat- 

16  Atl.  Rep.  638.  ute  forbids  directors  of  a  corpora- 

*  Stratton  v.  Allen,   16  N.  J.  Ecj.  tion  from  holding  any  salaried  office 
329.  in  the  same. 
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directors  among  the  officers  of  the  building  association,  the 
general  acceptation  of  that  word  carrying  with  it  the  idea 
of  executive  rather  than  deliberative  and  directory  power. 
The  distinction  is  of  no  niomsut  here,  when  the  object  is 
simply  to  review  the  whole  machinery  of  a  building  asso- 
ciation's government ;  but  it  may  become  of  importance. 
Thus,  in  New  York,  under  the  Act  of  lo  Apr.,  1851,  which 
vests  the  general  functions  of  directors  in  a  body  of  so- 
called  trustees,  and  which  requires,  that  the  persons,  being 
not  less  than  nine,  desiring  to  form  a  building  association, 
shall  subscribe  articles  setting  forth,  inter  alia^  "  What 
officers,  trustees  and  attorney  there  shall  be,"  and  that  a 
true  copy  of  such  articles,  signed  by  the  officers  of  the  as- 
sociation, together  with  a  statement  showing  the  time  when 
the  association  was  organized,  the  intended  place  of  the 
transaction  of  its  business,  and  the  names  of  the  officers 
and  trustees  at  the  time  of  making  such  statement,  veri- 
fied by  oath  or  affirmation,  shall  be  filed  with  the  clerk  of 
the  proper  court,  and  that  thereupon  the  association  is  to 
become  a  body  corporate,  etc.;  a  case  arose  in  which  it  ap- 
peared, inter  alia^  that  all  the  officers,  and  all  the  trustees 
but  one,  had  signed.  This  point  being  urged  against  the 
building  association,  under  a  plea  of  nnl  tiel  corporation^ 
Denio,  C.  J.,  says  :  "  If  the  copy  of  articles  were  required 
to  be  signed  by  the  trustees  ;  in  other  words,  if  the  trustees 
are  embraced  within  the  term  '  officers,'  .  .  .  the  omission 
of  one  of  them  to  sign  would  be  a  defect  which  might  de- 
feat the  title  of  the  association  to  be  regarded  as  a  corpora- 
tion. It  is  no  doubt  true,  that,  to  create  a  corporate  body 
under  these  general  laws,  the  formal  requirements  of  the 
statute  must  be  substantially  followed.  But  it  seeuLS  very 
clear  to  me  that  the  trustees  were  not  required  to  sign. 
When  we  speak  of  the  officers  of  a  corporation,  the  term  is 
understood  to  define  those  who  are  entrusted  with  the 
executive  powers  of  the  corporate  body  ;  and  if  it  is  in- 
tended to  embrace  the  board  of  directors,  trustees,  or  man- 
agers, they  are  expressly  named.  By  officers  we  mean  the 
president,  vice-president,  cashier,  or  secretary,  and  any 
others  who    are    entrusted    with    a    part  of  the  executive 
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authority."  And  Campbell,  J.,  adds:  "Directors  and 
trustees  may  be  said  to  hold  office  in  the  corporation  in  a 
general  sense,  and  may  control  and  direct  presidents  and 
secretaries  in  the  management  of  the  business  of  the  cor- 
poration. But,  in  the  transaction  of  such  business  with  the 
public,  the  corporation  generally  speaks  through  its  presi- 
dent and  secretary.  They  are  emphatically  its  officers." 
Hence,  the  omission  of  one  of  the  trustees  to  sign,  al- 
though, if  he  had  been  required  by  the  act  so  to  do,  it 
would  have  avoided  the  charter,  was  not  held  to  be  a  defect.' 

Personal  Liability  ol"  Directors  for  Losses,  ete. 

§  189.  Directors  cannot  be  said  to  be  trustees  as  to  the 
stockholders,  except  in  a  general  sense ;  as  an  agent  or 
bailee  entrusted  with  the  care  and  management  of  an- 
other's property  may  be  termed  a  trustee.  They  are  in  fact 
only  mandatories,  bound  to  apply  ordinary  skill  and  dili- 
gence, but  no  more.-  They  are,  therefore,  personally 
liable  to  the  stockholders  for  losses,  only  where  they  were 
occasioned  by  reason  of  some  fraud  on  the  part  of  the  di- 
rectors,^ or  their  connivance  at  some  fraud,  upon  the  cor- 
poration ;  their  embezzlement,  or  wilful  misconduct,  or 
breach  of  trust,  for  their  own  benefit,  and  not  for  the  benefit 
of  the  stockholders  ;  '  their  gross  inattention  and  negligence, 
amounting  to  a  fraud  upon  the  rights  and  interests  of  the 
stockholders,  or  by  which  the  perpetration  of  such  fraud  or 
misconduct  on  the  part  of  agents,  officers,  or  co-directors 
has  been  made  possible.'*  But  they  are  not  liable  for  mis- 
takes of  judgment,  even  though  they  be  so  gross  as  to  ap- 
pear absurd  and  ridiculous,  provided  they  are  honest,  and 
provided  they  are  fairly  within  the  scope  of  the  powers  and 
discretion  confided  to  the  managing  body." 

'  Second  Manhattan  Building  As-  ■'Attorney-General  v.  Wilson,    i 

sociation  v    JIayes,  4   Abb.   App.,  Craig  and  Ph   (18  Engl.  Cli.  Rep.) 

Dec.  (N.  Y.)  183.  I ;  10  L.  J.,  N.  S.  53. 

'  Spering's  App  ,   7iPa.  ii;Sul-  *  Spering's      App.,     uhi    supra; 

livan   V.    Lewiston    Institution    for  Watt's  App.,  78  Pa.  370. 

Sav  ,    56    Me     507;    Mowbray    v.  «  vSpering's  App.,  supra  (p.  24); 

Antrim,  123  Ind    24,  23  N.  E.  Rep.  Watt's  App  ,  supra  ;  see  also  Smith 

858.  V.  Prattville  Manufacturing  Co.,  29 

*  Crook    V.  Jewett,    12  IIow.   Pr.  Ala.  503. 
(N.  Y. )  19. 
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§  190.  Thus  directors  in  a  buildinn;-  association  are  not 
to  be  licUl  liable  for  an  honest  mistake  in  estimating  the 
value  of  a  borrower's  land  mortgaged  as  security  for  a  loan/ 
nor  for  a  defect  in  the  acknowledgment  of  the  mortgage, 
rendering  it  worthless.-  But  they  will  be  liable  for  losses 
from  loans  made  by  them  upon  the  personal  security  of  the 
borrowers,  in  violation  of  a  by-law  limiting  the  amount  of 
loans  authorized  to  be  made  upon  such  security.''  So,  too, 
where  the  by-laws  fixed  a  limit  upon  the  right  of  directors 
to  borrow,  they  were  held  personally  liable  for  money  bor- 
rowed by  them  in  excess  of  that  limit.'  And,  under  a 
statute  which  made  them  personally  liable  for  the  amount 
of  loans  or  deposits  received  in  excess  of  a  prescribed  limit, 
the  directors  had  authorized  a  course  of  business  whereby 
the  secretary  gave  a  provisional  receipt  to  a  depositor  and 
then  prepared  a  receipt  which  was  signed  by  two  directors 
and  countersigned  by  himself.  He  received  moneys  in  ex- 
cess of  the  limit,  appropriated  the  greater  part,  and  so  man- 
aged the  books  as  to  keep  the  directors  in  ignorance  of  the 
fact  that  the  limit  had  been  exceeded.  In  a  suit  by  a  de- 
positor against  the  directors  to  cecover  a  deposit  made  after 
the  limit  had  been  reached,  it  was  decided  that  every  di- 
rector in  the  board  when  the  deposit  was  received,  was  per- 
sonally liable  for  the  amount  so  received.'' 

§  191.  It  has,  indeed,  been  declared,  that,  if,  by  his  at- 
tendance at  a  board  meeting,  a  director  might  have  averted 
a  fraudulent  actiou,  whilst,  in  fact,  he  neglected  to  be 
present ;  or  if,  being  present,  he  failed  to  use  his  best 
judgment  in  opposing  it, — he  will  be  deemed  a  party  to 
it,  and  affected  with  liability.  "  Every  absent  director  is 
equally  responsible  in  case  of  extreme  negligence  in  his  at- 
tendance at  the  board,  or,  in  case,  after  the  act  comes,  or 

'Citizens'    Building,    Loan   and  *  Citizens'  B.,  L,.   and  S.  Ass'n  t/. 

Sav.  Association  v    Cornell,  34  N.  Cornell,  supra. 

J.  Eq.  3S3,  as,  e.  ^., where  they  take  ^  jijij 

a  second  mortgage  on  a  property,  ^  Looker  v.   Wrigley,  L.  R.  9  Q. 

acting  upon  the  report  of  their  sur-  B.  D.  397.     See  post,  'i  ^  2S6-302. 

veyor  as  to  the  safety  of  the  invest-  *  Cross  v.   Fisher,  (C.  A.)  [1892] 

ment:  Sheffield  and   S.    Y.    Perm.  i  Q.  B.  467. 
Building  Soc.  v.  Aizlewood,  44  Ch. 
D.  412. 
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must  have  come,  to  his  knowledge,  had  he  used  due  dili- 
gence,   he    does    not    labor  to  avert   its    injurious    conse- 
quences." '    But  the  directors  of  a  saving  fund,  who  did  not 
participate  in  the  transactions  of  the  board,  who  never  took 
their   seats,    and  against  whom   there  was  no   allegation 
made  of  knowledge  of  the  frauds,  but  merely  an  allegation 
of  the  fact  of  their  election,  were  held  exonerated.'     And 
where,  in  the  face  of  statutes  which  permitted  the  loaning 
of   building  association  funds  only   upon  the  security  ot 
landed  property  or  in  the  public  funds,  the  directors  had, 
in  1876,  passed  a  resolution  authorizing  advances  to  mem- 
bers on  the  security  of  their  shares  in  the  society,  and  in 
1883  another  limiting  the  amount  to  be  advanced  thereon 
to   four-fifths  of  the  amount  of  the  borrowing  member's 
shares,  a  director  was  held  not  liable  for  a  loss  on  such  a 
loan  with  the  making  of  which  he  had  nothing  to  do, 
thouo-h  he  had  concurred  in  both  of  the  resolutions  referred 
to  and  was  aware  that  advances  were  frequently  so  made. 
"It  does  not,"   said   Lindley,   L.  J.,  .  •   "follow  that  be- 
cause the  resolutions  ....  are  contrary  to  law,  the  plain- 
tiff is  responsible  for  what  other  people  did  on  the  fruits  of 
them.     It  probably  is  true,  that,  if  no  such  resolution  had 
been  passed,   no  such   advances  as  they  authorized  would 
have  been  made  ;  but  the  real  cause  of  the  loss  sustained 
by  the  society  is  the  improper  advance  ;  the  resolution  was 
not  the  causa  causans  of  the  loss,  but  only  a  causa  sine  qua 
non.     If  the  resolution   alone  had   been   passed,    nothing 
would  have  happened  ;  it  would  have  had  no  result.     A 
new  wrongful   act  by   independent   persons  was  the  real 
cause  of  the  loss.  .  .  .  It  must,  be  borne  in  mind  that  the 
resolutions  in  question  were  not  orders  given  to  subDrdin- 
ate  officers  for   them  to  carry  out ;  the  resolutions  merely 
expressed  the  views  of  the  directors  as  to  their  own  powers 
under  the  society's  rules,  and  their  views  of  what  should  be 
done  as  regards  advances.     The  resolutions,  no  doubt,  in- 

'  S;e   opinion    of   Martin,  J.,  in  ^  CuUerne  t'.  London  and  Suburb. 

Percy  z/.  Millandon,  3  La.  568(575).  Gen.   Perm.   Benef.  Building  Soc, 

»  Maisch    v.     Seamen's     Saving  (C.   A. )  25  Q.  B.  D.  4S5;  29  \V.  R. 

Fund    Society,  5   Phila.    ( Pa. )  30  ;  88. 
Leffman  v.  Flanigan,  lb.  155,  419. 
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trod  need  the  practice  of  making  advances  without  proper 
security  ;  hut  no  one  was  hound  to  act  in  any  particular 
case  in  conformity  with  them,  and  every  director  ought  to 
have  ktunvn  that  the  resolutions  were  ?i//ra  vires.  They 
were  had  on  the  face  of  them.  Everyone  acquainted  with 
the  statutes  would  have  .seen  that  they  were  had  without 
any  further  inquiry.  The  plaintiff  ought  not  to  have 
passed  the  resolutions,  and  his  co-directors  ought  not  to 
liave  acted  on  theuL  I  am  not  aware  of  any  authority 
which  goes  the  length  of  deciding  that  under  these  cir- 
cumstanses  the  plaintiff  is  liable  for  what  they  have  done. 
They  were  not  his  servants  but  equals  ;  their  authority  was 
as  great  as  his  ;  their  knowledge  the  same  as  his  ;  and, 
even  assuming  that  he  misled  them  .upon  a  point  of  law, 
this  does  not  make  him  liable  to  the  .society  for  the  loss  of 
monev  which  they  advanced  and  not  he."  ' 

Dirt't'tors  who  wore  Parties  to  Ji  Fraud  Upon  Society, 
wlirrcby  it  was  KiiIikmI,  Cannot  Share  in  its  Assets. 
l*ro^unii)tive  Fraud. 

§  192.  A  director  who  has  thus  become  a  party  to  a 
fraud  upon  the  building  association,  by  means  of  which  it 
became  ruined,  cannot  afterwards  assume  to  share  in  its 
assets  alike  with  the  other  members.  His  intention  may 
have  been  good  enough.  "  But  an  act  innocent  in  the  in- 
tention may  be  so  injurious  in  the  consequences  ;  that  the 
law  declares  it  to  be  a  fraud,  and  forbids  it.  .  .  .  Out  of 
the  act,  the  law  constructs  the  fraud,  though  not  tainted 
with  actual  fraud.  But  legal  presumptions  lie  thickly 
strewn  in  the  pathway  of  evidence.  A  state  of  facts  being 
proved,  the  law  makes  its  own  inference,  and  from  it  pro- 
nounces that  another  fact  must  have  existed.     Thus,  from 

'  Ibifl.;  the  Master  of  the  Rolls,  other   act     to    which    the    person 

Lord  Esher,  and  Lord  Justice  Lopes  sought  to  be  held  was  not  a  paUy, 

concurred   in   this    decision.      Ob-  — and   a  resolution   which  forbids 

serve,  however,  the  difference  be-  something  and  thereby  becomes  the 

tween  a  r>iSDlution    which  author-  direct   cause  of  loss,  by  reason  of 

izes    something  to  be  done,   and  which    a    director   merely    voting 

which   may   or   may   not  be  acted  for  such  a  resolution  may  be  liable: 

upon,  and  only  remotely  connects  Joint  Stock  Discount  Co.  v.  Brown, 

itself  with  a  subsequent  lo.ss,  whose  L.  R   8  Eq.  3S1. 
immediate   and   direct  cause  is  an- 
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a  receipt  for  one  year's  rent  in  full,  a  prior  year's  rent  is 
presumed  to  be  paid.^  And  so,  from  the  nature  of  the  fact 
proven,  the  law  may  infer  the  existence  of  fraud,  the  party's 
knowledge  of  it,  and  participation  in  it.""  Hence,  one  who 
was  a  director  in  a  building  association,  long  insolvent  by 
declaring  dividends  out  of  the  capital,  with  his  knowledge 
and  participation,  is  not  entitled  to  receive,  from  the  estate 
of  the  corporation  in  the  hands  of  its  assignee,  for  the 
benefit  of  creditors,  any  part  of  a  loan  made  by  him  to  the 
association  to  pay  a  dividend  thus  fraudulently  declared, 
until  the  stockholders  are  fully  paid.  And  this  priority 
over  him  extends  to  all  who  were  members  of  the  asso- 
ciation at  the  time  of  the  assignment  for  benefit  of 
creditors,  whether  they  had  become  so  before  or  after  the 
declaring  of  the  fraudulent  dividend.^ 

Liability  of  Directors  to  Account  to  Society  for  Waste  or 
Misapplication  of  Funds. 

§  193.  Subject  to  the  qualification  above  laid  down,  the 
waste  or  misapplication  of  the  funds  of  a  building  associa- 
tion by  its  directors  entitles  the  corporation  to  resort  to 
equity,  in  order  to  compel  an  account  at  their  hands  for 
such  waste  or  breach  of  trust,  even  though  an  adequate 
remedy  be  conceded  at  law.' 

Kijjlit  of  Indiviilual   Stockholders  to  Sue  Dclinciuent  Di- 
rei'tors  for  I'rotection  of  Society.     Qualilications. 

§  194.  But  whilst  the  right  of  the  corporation  to  sue,  in 
such  case,  is  unquestioned,  it  may,  under  certain  circum- 
stances, even  become  the  right  of  any  individual  stock- 
holder to  do  so,  for  the  protection  and  in  the  interests  of  the 
society.^     Yet  a  stockholder  cannot  sue  the  directors  in  a 

'  Kisterbock's  App.,  51  Pa.  4S5.  *  Watts'    App.,  78   Pa.  370;  Sper- 

2  lb,  ng's  Ajjp.,  71  Pa.  ri;  Gravestine's' 

3  lb.  App.,    49    Pa.    310;    Robinson    v. 
<  Citizens'    Loan   Association    of  Smith,   3   Paige  (N.  Y.),  222;  Scott 

Newark    v.    Lyon,    29  N.    J.   Rq.  v.    Depeyston,    i     Ivhv.,    Ch.   513; 

no;    Angell   and   Ames,    Corp,    ^  Allen    zk    Curtis,    26    Conn.     456; 

312,  cit    Attorney-General  z'.  Utica  Maisch   v  Seaman's   Saving   Fund 

Insurance   Co.,  2  Johns.,  Ch.   371,  Society,  5  Phila.  (Pa.)  30;  Leffman 

389;  Baylers   v.  Orne,  Freem.,  Ch.  v.   Flanigan,  lb     155,  419;  Greaves 

161,  173;    Attorney-General  v.  Wil-  v.  Gouge,  69   N.  Y.  154.     And   see 

sou,  I  Cr.  and  Ph.  2.  Grimes   t'.  Harrison.  28   L.  J..    Ch 
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separate  action  at  law  for  damages,  sustained  by  reason  of 
their  ne.i;lij;ence.'  The  remedy  must  be  in  a  form  to  pro- 
tect the  interests  of  the  corporation,  as  the  trustee  for  all 
the  stockholders.  By  such  neg;ligence  of  misfeasance  of  the 
directors,  no  individual  member  can  be  said  to  have  sus- 
tained a  loss  which  is  not  common  to  all  the  other  stock- 
holders.- It  oives  him  no  special  ground  for  complaint 
against  the  directors.  Nor  would  a  judgment  obtained 
a'niinst  the  directors  in  such  an  action,  it  seems,  be  a  bar 
to  an  action  by  the  corporation,  whose  remedy  against  the 
culpable  parties  cannot  be  questioned  ;  nor  would  it  affect 
the  measure  of  damages  in  such  an  action,  because  the  cor- 
poration would  recover  primarily  for  its  creditors.  If, 
therefore,  it  were  held  competent  for  any  individual  stock- 
holder to  proceed,  on  his  own  separate  behalf,  against  such 
officers,  the  anomaly  would,  it  seems,  arise  of  making  a 
person  liable  (upon  the  same  cause  shown,)  not  only  to 
an  indefinite  number  of  actions,  on  all  of  which  judgment 
might  be  obtained,  but  also  of  again  subjecting  him  to  an- 
other action  on  the  same  grounds,  in  which  the  measure  of 
damages  would  be  the  whole  aggregate  of  all  the  separate 
judgments  already  obtained.  This  clearly  cannot  be 
allowed,  and  the  member  desiring  to  step  in  for  the  pro- 
tection of  his  association,  upon  a  proper  case,  must  bring 
all  the  parties  interested  into  court  at  once,  and  for  the 
puq:)Ose  of  accomplishing  this,  must  proceed  by  bill  in 
equity,  in  which  both  the  oiKcers  sought  to  be  charged  and 
the  corporation  must  be  joined  as  defendants.^  And  in 
New   York  it  has  been  held  that  such  an  equitable  action 


823;  33  L.  T.  Rep.  115;  5  Jur.,  N.  S. 
528:  26  Beav.  435;  23  J.  P.  421; 
Evans  v.  Coventry,  3  W.  R.  149;  24 
L.  T.  Rep.  186;  19  J.  P.  37;  Reeve 
V.  Perkins  2  J.  and  W.  390;  Harmer 
V.  Gooding,  13  Jur.  4r)o;  3  De  G. 
and  S.  407;  13  L  T.  Rep.  i34;Trolt 
V.  Hughes,  16  L.  T  Rep.  260. 

'  Craig  V.  Gregg,  83  Pa.  19. 

*  But  in  Scotland  it  is  said  that 
if  a  member  suffers,  by  a  violation 
of  the   rules  by  the  officers  of  the 


society,  its  funds  will  be  liable  to 
him  in  damages.  See  Davis,  Law 
of  Building,  etc..  Societies,  p.  222, 
cit.  Blue  v.  West  Kilbride  Free 
Gardeners'  Society,  4  Macph,  1042; 
S.  C,  38  Sc.  Jur.  538. 

3  See  Leffnian  v.  Flanigan,  5 
Phila.  155,  419;  Craig  v.  Gregg,  83 
Pa.  19;  Greaves  v.  Gouge,  69  N.  Y. 
154.  But  see  Gravestiue's  App.,  49 
Pa.  310. 
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can  be  had  b}-  a  stockholder  only  after  application  to,  and 
refusal,  or  neglect  amounting  to  refusal,  by  the  corpo- 
ration to  bring  it,  and  that  the  facts  of  the  complaint  made 
to,  and  rebuff  received  from,  the  corporation  must  be  set 
forth  in  the  complaint/  And  the  bill  alleging  the  miscon- 
duct, etc.,  must  ask  relief  upon  that  ground  ;  otheVwise, 
upon  demurrer,  the  allegation  will  be  treated  as  imma-  ■ 
terial.-^  If,  however,  the  illegal  act,  instead  of  being  already 
consummated,  still  rest  merely  in  contemplation,  it  seems 
that  it  is  the  right  of  every  individual  member  to  come 
into  a  court  of  equity,  and  ask  that  the  commission  of  the 
act,  by  which  he  as  well  as  the  rest  of  the  stockholders 
would  be  injured,  be  restrained.^ 

Trustees. 

§  195.  The  functions  of  trustees,  properly  so  called,"  in 

a  building  association,  are  principally,  to  hold  title  for  the 
association  of  its  real  estate,  and  of  the  real  estate  conveyed 
to  secure  debts  due  to  the  association,  and  to  convey  and 
release  the  same,  by  order  of  the  Board  of  Directors,  as 
may  be  required  by  the  constitution  and  by-laws.  As  a 
comparatively  useless  piece  of  machinery,  this  class  of 
officers  has,  in  general,  gone  out  of  date.  In  England 
(where,  since  the  passage  of  37  and  38  Vic,  c.  42,  the  office 
has  become  almost  a  sinecure  '')  they  were  (previously  to 
that  statute) ''  said  to  act  ministerially  only.^  Where  the 
property  of  the  association  is  vested  in  trustees,  if  any  of 
them  die,  resign,  or  be  removed,  and  the  vacancy  filled  by 
new  appointment,  the  same  estate  and  interest  as  the  former 

•  Greaves  v.  Gonge,  69  N.  Y.  154.  of  law  applicable  to  such,  see  the 
This  does  not  apply  to  a  bill  brought      sections  treating  of  directors. 

in  good  faith  by  a  creditor.  Lothrop  ''37   and   38   Vict.,   C.   42,8.25; 

V.  vStedman,  42  Conn.  5S3.  Davis,  Law   of  Building,    etc.,  So- 

2  Thompson    v.  Planet  Benefit  B.  cieties,  p.  99. 

S.,    L.  R.  15  Eq.  333;  42  L.  J.,  Ch.  «  Under  Statute  to  Geo.  4,  C.  56, 

36K  21   W.  R.  474;   28  L.  T.,  N.  S.  they  acted  as  treasurers.     See  ante, 

c^Q,  §  196,  and  notes. 

»  See  ante,  ??  86-87.  'Grimes   v.    Harrison,    28  L.  J., 

*  In  some  states  the  officers  gen-  Ch.  823;  33  L.  T.  Rep.  115;  5  Jur-' 
erally  designated  as  directors  are  N.  S.  528;  26  B<5av.  435.  And  see 
known  36  trustees.     As  txj  the  rules  ante,  \  112. 
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trustees  had  tlierein,  and  subject  to  the  same  trusts,  vests 
in  the  new  tru.stces,  without  any  assignment.  Thus,  a 
mortgagor,  being  one  of  three  trustees  of  the  society,  exe- 
cuted his  mortgage  to  the  other  two,  one  of  whom  subse- 
quently resigned,  and  a  successor  was  appointed.  The  in- 
terest i>f  the  original  mortgagees  vested,  without  assign- 
ment, in  the  remaining  trustee  and  successor,  exclusively, 
of  the  mortgagor.' 


JSolifitor. 

§  196.  The  office  of  solicitor  in  building  associations, 
long  ago  recognized  in  England  as  one  of  the  most  import- 
ant,' has  of  late  become  more  generally  established  than  it 
formerly  was  in  this  countr>-.  The  duties  of  the  solicitor 
are  to  act  as  counsel  and  legal  adviser  to  the  board  of  di- 
rectors and  officers  of  the  association  in  the  management 
of  its  affairs  ;  to  examine  the  title  to  every  security  offered 
to  it  and  report  thereon  to  the  directors ;  to  piepare  all  ob- 
ligations taken  by  the  association  and  all  contracts  to  which 
it  becomes  a  party,  and  supervise  their  due  execution  ;  and 
to  transact  all  the  legal  business  of  the  society.  He  ought 
to  be  of  good  standing  at  the  bar  and  thoroughly  qualified 
as  a  conveyancer.  His  compensation  ought  to  be  a  moder- 
ate yearly  salary,  with  the  privilege  of  charging  separate 
fees,  upon  a  scale  agreed  upon  in  advance  with  the  society, 
for  the  examination  of  every  title  and  the  preparation  of 
every  instrument,  to  be  charged,  where  the  services  relate 
to  a  proposed  loan,  to  the  applicant  therefor.^  It  has  been 
said  that  his  appointment  should  be  under  seal,  even  when 

'Walker   v.    Giles,   6   C.   B.    (60  2  Davis,    Law  of  Building,   etc., 

Engl.  C.  L.  Rep  )  662;  13  Jur.  588;  Soc,  p.  124. 

iSL.  J.,G.   P.  323;  Davis,   Law  of  3  Such  charges  do  not  make  the 

Building,  etc..   Societies,  pp     107-  transaction  usurious:     Hopkins   v. 

113.     It   was  held  in  Re  National  Baker's  Adm'r,  2  P.  and  H.  (Va. ) 

Perm.   Mut.  Benef.    Building  Soc,  no;  Hoboken  Building  Association 

43  Ch.  D.  431,  that  funds  of  a  bene-  v.  Martin,  13  N.  J.  Eq.  428;  and  see 

fit  building  society,  invested,  under  Howell's    Ex'rs    v.  Auten,    16  id. 

the  direction  of  the  board,  in  the  45;  Smith   v.   Wolf,  55   Iowa  555. 

names  of  trustees  for  the  society.  See  post,  §  379. 
are  not  trust  funds  within  the  Trust 
Investment  Act  1889. 
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his  name  is  mentioned  in  the  rules.'     But  this  formality  is 
not  indispensable  in  this  country." 

§  197.  The  law  implies  a  promise  on  the  part  of  the 
solicitor  to  conduct  the  business  entrusted  to  him  with 
care,  skill  and  despatch.  If  he  fails  in  this,  an  action  on 
the  case  lies  against  him.  But  if  he  has  acted  bona  fide^ 
to  the  best  of  his  ability  and  with  reasonable  diligence,  he 
will  not  be  responsible.^  If  he  lose  a  deed,  this  will  be 
priina  facie  evidence  of  negligence.'  Nor  has  he  the  right 
to  rely  upon  an  extract  of  a  will,  in  examining  a  title,  in- 
stead of  looking  at  the  whole  will.'' 

§  198.  The  solicitor  can  bind  the  association,  of  course, 
only  by  such  acts  as  are  within  the  scope  of  his  powers. 
Thus,  one  applied  to  a  building  association  for  a  loan  and 
offered  as  security  therefor  mortgages  on  certain  properties 
he  owned.  The  solicitor  of  the  association,  on  the  repre- 
sentation of  the  applicant  that  he  could  obtain  the  searches 
more  quickly,  allowed  him  to  procure  them.  The  appli- 
cant induced  the  clerk  of  the  recorder  to  issue  the  searches, 
omitting  one  mortgage  on  each  of  the  properties,  assuring 
the  clerk  that  these  mortgages  were  to  be  satisfied.  Sub- 
sequently, a  sale  took  place  upon  the  omitted  mortgages 
and  the  association  failed  to  make  its  money .v  It  was  held 
that  the  solicitor  could  not  bind  the  association  by  the  au- 
thority given  by  him  to  the  applicant,  such  an  act  not  be- 
ing within  the  scope  of  his  powers  ;  that,  therefore,  the 
applicant  was  not  the  agent  for  the  .society  so  as  to  affect  it 
with    his    knowledge   of  the   encumbrances  ;  and  that  the 

'  Davis,  Law  of  B.,  etc.,  Soc,  p.  S.  (94  Engl.  C.  L.  R.)  84;  S.  C,  at 

124,  cit.  Arnold   v.   Mayor,  etc.,  of  nisi  prius,  i   F.   and  F.  48.     Tliere 

Poole,  5  Scott,  N.  R.  741;  2  D.,  N.  maybe  responsibility  for  neglect  of 

S.  574,  4  M.  and  G.  860;  12  L.  J.,  duty  where  there  was  no  chance  of 

C.  P.  97;  7  Jur.  653.  success:     McWillianis  v.  Hopkins, 

'See    I    Moraw.,   Corp,    ?    338;  4  Rawle  (Pa. )  382.     And  a  breach 

Ang.  and  Ames,  Corp.,  §  284.  of  instructions  is  not  excused   by 

^  See  Worrall's  Esi.,  i  Del.  (Pa.)  good  faith:  Cox  v.  Livingston,  2  \V 

377;  Meredith  v.  Woodward,  16  W.  and  S    (Pa.)  103. 
N.  (Pa.)  146;  Lynch  v.  Coni'th,  16  »  Wilson  v.  Tucker,  3  Stark.  154. 

S.  and  R.  (Pa. )  368.  In  such  a  ca.se  the  question  of  neg- 

*  Reeve  v.  Palmer,  27  L.  J.,  C.  P.  ligence  is  for  the  jury. 
327;  4  Jur.,   N.  S.  929;  5  C.  B.,  N. 
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recorder  was  liable  for  the  loss.'  Neither  can  he  bind  the 
society  by  placing-  on  record  a  mortgage  rejected  by  the  di- 
rectors," or  by  canceling  a  mortgage  without  their  anthor- 
itv."^  Hut  where  the  seeretar)-  of  an  association  directed  a 
debtor  of  the  same  to  pay  the  amount  necessary  to  satisfy 
its  encumbrance  upon  the  debtor's  land  to  the  solicitor,  and 
the  latter  took  payment  by  check  from  the  debtor's  agent 
who  then  had  the  money  in  hand  but  subsequently  became 
insolvent,  and  whose  check  became  worthless  by  the  solic- 
itor's delay  in  presenting  it  for  payment,  it  was  held,  that, 
as  between  the  debtor  and  the  association,  the  latter  must 
bear  the  loss.^ 

Ollitt'is'    Hoiids:    When    Prereqiii.site  to  Eiiteriiijf  Upon 
Onico. 

§  199.  In  order  to  enforce  the  responsibility  of  such 
officers  in  the  building  association  as  have  the  handling 
and  custody  of  its  money,  or  whose  trust  in  other  par- 
ticulars exposes  them  to  temptations,  and  the  society  to  the 
possibility  of  losses,  which  may,  under  conscientious  man- 
agement, be  avoided  ;  it  has  been  customary  to  require  such 

'  Peabody  Building  and  Loan  As-  known  as  the   Surveyor.     His  im- 

sociation  z'.  Houseman,  89  Pa.  261.  plied  undertakings  are  essentially 

»  Conway   v.   Log    Cabin    Perm.  similar  to  those  of  the  solicitor.  In 

Building  Association,  52  Md.  137.  case  of  grossly  incorrect  estimates, 

^  Tradesmen's  Building  and  Loan  whereby  the  society  loses   money, 

Association  v.  Thompson,  31  N.  J.  he  will  be  liable  for  the  loss,  and 

Eq.  536:  32  id.  133.  cannot    recover    for   his    services. 

*  Kilpatrick  v.  Home  B.  and  L.  Davis,  Law  of  Building,  etc.     So- 

Association,   119  Pa.  30. — Actuary  cieties,  p.  128-9,  cit.   Moneypenny 

— Surveyor.     The  Actuary  is  an  of-  v.    Hartland,   i   Car   and  P.  353;  2 

ficer  appointed  in  some  associations  Id.  378;  it   Engl    C.  L.   Rep.  414; 

to  apportion  profits  and  losses,  as-  12  Id  180.     Common  prudence  sug- 

sist  in  the  preparation  of  literature  gests,  that,  in  order  to  prevent  the 

and  perform  such  other  duties  as  surveyor   from  placing  too  high  a 

the  directors  may  require.  value  upon   property,  in  collusion 

In  most  associations,  the  valua-  with   the   borrower,    he   should  be 

tion  of  properties  offered  as  security  paid  out  of  the   general  funds  ;  or 

is  made  by  a  committee    of   the  that  the  rule  be  established,   that 

board  of  directors,  reporting  to  the  every  application  for  a  loan  be  ac- 

latter.     In   England,  that  function  companied  with   a  deposit  of  the 

is  wisely  delegated  to  an  officer  who  surveyor's  fee  according  to  the  scale 

i3   (at   least  theoretically)   an  ex-  adopted.      Davis,    Law,    etc.,    ubi 

pert  upon  sucli  values,  and  who  is  supta. 
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officers  to  give  bonds  for  the  faithful  perfomiance  of  their 
duties,  and  the  proper  application  of  the  corporate  funds. 
What  particular  officers  shall  be  liable  to  this  exaction,  is 
a  matter  to  be  determined  by  the  association  in  the  absence 
of  any  statutor>^  mandate  upon  the  subject.  But  the  com- 
pleteness of  the  officer's  appointment  will  not  depend  upon, 
nor  be  postponed  to,  the  giving  of  the  security,  unless  it 
appears  from  the  provision  (of  charter,  by-law,  or  statute) 
to  be  so  intended, — as  where  it  is  declared,  that,  "  before 
he  enters  upon  his  office,  he  shall  give  security,"  etc' 

Principal  not  Society's  Agent  in  procnring  Bonrt. 

§  200.  In  inducing  persons  to  execute  a  contract  of 
suretyship  for  him,  the  officer  does  not  act  as  the  agent  of 
the  association.-  Hence,  where  a  bond  was  drawn  and 
given  by  the  solicitor  of  an  association  to  the  principal, 
who  had  been  chosen  its  secretary,  and  the  latter  procured 
the  signatures  of  sureties  upon  it,  who  signed  without  read- 
ing it,  it  was  held,  that,  the  principal  not  being  the  agent 
of  the  association,  the  sureties  could  not  be  relieved.^ 

What  By-law  Keqiiircnients  Enter  Into  Contract  of  Surety- 
ship. 

§  201.  The  provisions  of    the  by-laws  regulating  the 

duties  of  an  officer  enter  into  the  contract  of  his  bond  as 
such,  the  same  requiring  him  to  do  all  things  demanded  of 
him  by  the  by-laws.*  If,  therefore,  the  latter  impose  upon 
him  the  duty  of  keeping  on  hand  all  the  moneys,  securities 
or  propert}'  received  by  him  on  account  of  the  association 
until  disposed  of  by  direction  of  the  board  of  directors,  and 
forbid  him  to  use,  loan,  exchange  or  otherwise  dispose  of 
them,  the  sureties  on  his  bond  will  be  liable  for  all  moneys 
received  by  him  on  account  of  the  association,  and  not 
merely  for  those  which   in   his  official  capacity  he  was  re- 

'  Angell  and  Ames,  Corp.,  <i  285.  86;  Helms  v.  Wayne  Agricult.  Co., 

See  Howell  v.  Commonwealth,   ex  73  Ind.  325. 

rel.  Keppleman,  97  Pa.  332.  ^  Metropolitan  L.  A.ssociation   v, 

«  See,  for   the   general  principle,  Esche,  75  Cal.  513;  17  Tac.  Rep.  675. 

Harris  i:  Bradley,   7  Yerg.  (Tenn.)  *  Humboldt  Sav.  and  Iv.  Society 

310;    Campbell    ?'.  Murray,    62  Ga.  j'.  Wennerhold,  81  Cal.  528;  22  Pac. 

Rep,  920. 
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qn'xTcd  ti>  collect  ;  but  tlicy  will  not  be  liable  for  money 
taken  bv  him  from  ba^s  in  the  association's  vanlt,  set  aside 
for  borrowers  who  had  executed  notes  and  mort.i^ages  for 
its  payment  and  were  beinj^  charged  interest  thereon, 
there  being  no  entries  of  the  money  as  that  of  the  asso- 
ciation.' 

l>is<Trtum  and  Kivspoiisibility  in,  and  M<'tIiod  of,  Approv- 
ini:'  Itonds. 

§  202.  The  approval  of  the  security  offered  devolves,  in 
general,  upon  the  directors.  If,  then,  fraudulently  and 
negligently,  they  approve  of  notoriously  bad  security,  or  do 
not  follow  out  the  directions  of  the  rules  of  the  society 
upon  the  subject,  they  will  be  held  personally  liable  in  case 
of  loss  sustained  in  consequence.^  But,  though  the  direc- 
tion be  that  the  bond  shall  be  given  by  the  officer  and  two 
sureties,  a  bond  given  by  the  officer  and  one  surety,^  or 
merely  by  two  sureties,  without  joining  the  officer,^  will  be 
valid  and  binding  upon  the  sureties,  if  accepted  by  the 
directors.  Nor  is  it  necessary  that  their  vote  of  acceptance 
or  approval  be  recorded,  unless,  by  charter,  by-law,  or 
statute,  that  be  made  a  prerequisite.^  Indeed,  in  the  ab- 
sence of  such  express  requirement,  it  need  not  be  shown  to 
have  been  by  vote  at  all,  but  may  be  presumed  from  the 
fact  of  the  bond  being  found  in  their  possession.*' 

Sureties  not  Discharj^ed  by  Nej'iij'enoe  of  Society. 

§  203.  Being  once  accepted,  the  sureties  on  an  officer's 
bond  will  not  be  discharged  by  neglect  on  the  part  of  the 
association  to  enforce  its  by-laws  requiring  its  officers  to  ac- 
count, from  time  to  time,  where  there  has  been  no  fraudu- 
lent concealment  by  it  of  circumstances  and  acts  on  the 
part  of  the  officer,  which,  if  brought  to  the  surety's  notice, 
would  have  prevented  him  from  becoming  such  ;  or  where 
there  has  been  no  demand  from  him  for  investi<ration  of 


'&' 


'  Ilji'l.  s  Angell  and  Ames,  Corp.,   §  254. 

*  .\ngell   and   Ames,    Corp.,  ndi  ■"  lb.,  ^  319. 

sufira.     But   no  policy  of  the  law  *  lb.,  ^  284. 

precludes  directors  from  becoming  «  lb.,  g  252. 
an  officer's  sureties.  Amherst  Bank 
V,  Root,  2  Mete.  (Mass.)  534-5. 
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the  officer's  account,  or  his  removal.  By-laws  of  this 
description  have  the  object  of  serving  for  the  greater 
security  of  the  corporation,  not  of  the  surety.  They  form 
no  part  of  his  contract  with  the  corporation — a  contract 
which  is  founded  in  the  confidence  he  has  in  his  principal, 
and  not  in  his  confidence  in  the  vigilance  of  the  other 
officers  of  the  corporation.  As  to  it,  they  are  held  to  be 
director}-  only ;  so  that  neglect  to  comply  with  them  will 
not,  in  the  absence  of  circumstances  amounting  to  fraud, 
exonerate  him  from  liability  upon  his  undertaking.^  Even 
where  the  executive  officers  were  present  and  acquiesced, 
when  the  treasurer,  instead  of  cash,  in  payment  of  dues  and 
fines,  accepted  promises  to  pay,  given  by  members  and 
others  for  them,  the  sureties  were  not  discharged  from 
liability,  upon  the  bond,  for  credits  thus  given  and  losses 
arising  thereon." 

Liability  of  Sureties  Strictly  Confined  to  Terms  of  Bond. 

§  204.  The  condition  of  an  officer's  bond  is  confined  to 
the  period  of  the  appointment  or  election,  for  which  it  was 
given.^  "  It  is  a  well-settled  rule,  both  at  law  and  in  equity, 
that  a  surety  is  not  to  be  held  beyond  the  precise  terms  of 
his  contract.  This  rule  is  founded  upon  the  most  cogent 
and  salutary  principles  of  public  policy  and  justice.    In  the 

'  Angell  and  Ames,  Corp.,  ?  321  ;  that,    in  Scotland,  "  unless  a  suffi. 

Brandt   on    Suretyship  and    Guar-  cient  control  be  exercised  by  the  so- 

anty,  'i  369;  JNIadden   v.  McMullen,  ciety   over  their   officers,    the  cau- 

13   Ir.  C.  L.    R.  305  (4  L.  T.  Rep.,  tioners  will  be  liberated  from  their 

N.    S.    180);  The   U.    S.    v.    Kirk-  responsibility." 

Patrick,  9  Wheat.  720;  The  U.  S.  v.  '^  People's  Building  and  Loan  As- 

Vanzandt,  II    Wheat.    184;    P.,  Ft.  sociation   ^'.  Wroth,  43  N.  J.  L.  70; 

W.,  and  C.  R.    R.  Co.  z'.  Shaeffer,  Mut.   Building   and   Loan  Associa- 

59  Pa.    350;  Wayne  v.  Coinni.   Na-  tion  v.  Hannnell,  lb   78. 

tional  Bank,  52' Pa.  343;  Taylor  r.  '  So,  too,  the  liability  of  a  surety 

Bank   of  Kentucky,  2  J.  J.   Marsh.  on    a    bond  of    indemnity  against 

564.     But   see  Philips?'.  Foxall,  27  liens,    accompanying   a  mortgage, 

L.  T.   Rep.,   N.  S.  231;  S.  C.   Law  cannot  be  extended  to  a  loss  accru- 

Rep.,   7  y.    B.  666;  41    L.  J.,  Q.  B.  ing  on   a  sale   of   the    mortgaged 

293;  20  W.  R.  900.     The  case  of  the  i)remises,    after  the  mortgage    has 

Thistle  I'riendly   Society  of  Aber-  merged.     Building   Association    v. 

deen    r-.  Garden,  12  Shaw  and  D.  Benson,  2  W.  N.  (Pa.)  541.     Here, 

745,  is  referred  to  in  Davis,  Law  of  however,    the   additional  principle 

Building,   etc,    Societies,    p.     12.5,  was  invoked,  that,  when  principals 

note  d,  in  support  of  the  statement  negotiate,  sureties  are  discharged. 
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complicated  transactions  of  ci\il  life,  the  aid  of  one  friend 
to  another,  in  the  character  of  surety  or  bail,  becomes  re- 
qnisite  at  everv  step.  Without  these  constant  acts  of  mutual 
kindness  and  assistance,  the  course  of  business  and  commerce 
would  be  prodi^i^iously  impeded  and  disturbed.  It  becomes, 
then,  excessively  important  to  have  the  rule  established, 
that  a  surety  is  never  to  be  implicated  beyond  his  specific 
cnjjag^ement."  '  An  officer  or  an  association,  elected  to 
fill  a  vacancy  in  an  office  which  was  annual,  gave  bond 
with  sureties.  Judgment  was  entered  on  the  bond,  and  the 
officer  was  repeatedly  re-elected,  giving  no  new  security. 
It  was  held  that  the  bond  was  confined  to  the  period  for 
which  he  was  first  elected,  when  it  was  given,  and  that  the 
society  was  not  entitled  to  payment  of  the  judgment  as  a 
continuing  lien.-  Upon  the  same  principle,  it  was  decided 
that  a  bond  stipulating  for  the  good  conduct  of  an  officer 
holding  oflSce  for  a  fixed  time,  and  until  "  another  officer 
be  appointed,"  will  not  remain  in  force  after  the  reappoint- 
ment of  such  original  officer.^  The  words  "  another  officer," 
in  such  case,  do  not  mean  "  another  person  ;  "  ^  but  if  there 
is  a  re-election,  it  is,  in  fact,  another,  and  not  the  same  office.'^ 
It  is  a  well  settled  rule,  therefore,  that,  where  the  office  of 
treasurer  in  a  building  association  is  annual  or  limited,  the 
sureties  on  his  official  bond  will  not  be  liable  for  a  breach 
of  the  duties  of  such  oflficer  beyond  the  definite  term,  when 
the  condition  is  for  good  behavior  during  his  continuance 
in  office. 

§  205.  But  a  bond  in  terms  given  for  the  faithful  per- 
formance of  his  duties,  etc.,  by  an  officer  during  the  term 
for  which  he  is  elected  and  "  any  succeeding  terms "  to 
which  he  may  be,  is  good  and  creates  a  continuing  obliga- 
tion upon  the  sureties."     And  so,  if  the  undertaking  is  dur- 

'  Chancellor  Kent,  in  Ludlow  v.  the  City  of  Newark  v.  Nugent,  40 

Simond,   2  Caines'   Cases  in  Error,  N.  J.  L.  215. 

I.  ■<  lb. 

*  The     Manufacturers'    and  Me-  '^  Amherst  Bank  v.  Root,  2  Mete. 

clianics"    Saving  and  Loan  Co.   v.  (Mass. )  536;  Welch  z^.  Seymour,  28 

The  Odd  Fellows'  Hall  Association  Conn   387. 

of  Spring  Garden,  48  Pa.  446.  «  Metropolitan  L.   Association  v. 

=•  Citizens'    I.oan    Association   of  P:sche,   75  Cal.    513;  17   Pac.   Rep. 

675. 
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ing  the  principal's  continuance  in  office,  "  whether  of  the 
present  term  for  which  he  has  been  elected,  or  of  any  suc- 
ceeding terms  to  or  for  which  he  may  be  elected."  And 
it  is  to  be  remembered  that  the  tenure  of,  e.g.^  a  secretary, 
not  specifically  limited  by  by-law  or  charter  does  not  de- 
pend upon  the  official  term  of  the  members  of  the  boar  ^  of 
directors  with  whom  his  appointment  rests.  Thus,  w  ere 
the  directors  are  authorized  by  the  by-laws  to  fix  the  term 
of  the  secretary's  office  and  summarily  to  dismiss  him,  it 
was  held  that  they  could,  by  once  electing  him,  continue 
him  in  office  indefinitely,  and  that  during  such  continu- 
ance his  sureties  were  liable.^ 

Liability  of  Officers  to  Fines  and  Amotion. 

§  206.  The  faithful  discharge  of  their  duties  by  the 
officers  may  also,  in  a  measure,  be  secured  by  the  imposi- 
tion of  fines,  according  to  the  provisions  of  the  by-laws  ;  ^ 
and  persistent  neglect,  or  infidelity,  punished  by  amotion. 
This  is  a  power  which  is  inherent  in  the  society,^  and  if 
exercised  for  the  reasons,  and  strictly  in  the  manner,  and 
with  the  formalities  prescribed  by  its  rules,  the  individual 
whom  it  affects,  and  who  is  equally  subject  to  those  rules, 
has  nothing  to  complain  of.'^  And  it  is  always  justifiable 
where  the  officer  has  become  guilty  of  transgressions, 
either  such  as  are  in  themselves  infamous,  and  whilst  they 
have  no  immediate  relation  to  the  office,  yet  make  the  of- 
fender unfit  to  execute  any  public  franchise  ;  *"'  or  such  as 
are  against  his  duty  as  a  corporator,  and  amount  to  a 
breach  of  the  tacit  condition  annexed  to  the  office  ;  or  such 
as  are  at  once  an  offence  against  the  duty  of  his  office 
and  a  matter  indictable  at  common  law."     But,  although 

'  People's' Building  and  Loan  As-  *  Davis    L,aw  of   Building,    etc., 

sociation  of  Camden  v.  Wroth,  43  Societies,  pp.  104-105,  cit.  Evans  v, 

N.  J.    L.   70;    Mut.    Building   and  Hearts  of  Oak  Friendly  vSociety,  12 

Loan  Association  v.  Hammell,  lb.  Jur.,    N.   S.    163;  Roberts  v.  Price, 

78.  16  L.  J.,   C.    P.   169;   ri  Jur.  352;  4 

»  IIunil)oldl  Sav.  and  L  Society  C.  B.  1231. 

V.  Wennerhold,  8(  Cal.  528;  22Pac.  '■  In  wliich  case  there  must  be  a 

Rep.  920  previous   indictment   and    convic- 

3  See  ante,  ii  76.  tion. 

*  I  Dill.    Mun.   Corp.,  §  240;  An-  '  Rex  v.  Richardson,  i  Burr.  539. 
gell  and  Ames,  Corp.,  §15  423-424. 
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the  appointinti:  power  be  vested  in  certain  officers,  that  of 
amotion,  nnless  expressly  delegated  to  them,  rests  with  the 
association  at  lar<>e.' 

1  riiuiiial  Liability  of  Olllocrs  in  Certain  Cases. 

^  207.  In  cases  of  gross  breaches  of  trust,  appropriation 
of  the  society's  funds,  conspiracy  to  defraud,  etc.,  the 
wrongdoing  officer  may  become  amenable  to  the  criminal 
laws  of  the  State,  the  same  as  the  officers  of  any  other  so- 
ciet\-  or  corporation.  Many  of  the  Building  Association 
Acts  expressly  make  applicable,  to  the  officers  of  these  in- 
stitutions, the  statutes  relating  to  embezzlement,  or  fix  par- 
ticular penalties  for  particular  misfeasances.  In  Virginia, 
the  secretary  of  a  building  association  was  indicted  for  the 
larceny  of  a  check,  the  property  of  the  association,  which 
had  been  given  to  him  in  payment  of  a  debt  due  the  asso- 
ciation. It  was  made  payable  to  the  accused  as  secretary, 
and  also  paj-able  to  bearer.  This  check,  the  court  say,  was 
the  property  of  the  association,-  and  should  have  been 
turned  over  to  the  treasurer  by  the  secretary.  If  he  had 
accounted  for  the  money,  that  would,  of  course,  show  that 
he  had  no  intention  to  appropriate  the  check.  Not  having 
done  so,  it  was  a  question  for  the  jury,  whether  he  intended 
to  embezzle  it.  In  order  to  convict  him,  it  was  necessary 
that  the  jury  be  satisfied  that  this  intention  existed  before, 
or  at  the  time  the  check  passed  into  the  possession  of  the 
bank.  If  he  drew  the  money  on  the  check  with  the  inten- 
tion of  using  it  for  his  own  purposes,  and  not  for  the  liqui- 
dation of  the  debt  it  was  given  for,  though  probably  with 
the  intention  of  returning  it,  at  some  future  day,  to  the 
building  association,  he  was  guilty  of  embezzlement  of  the 
check.  And  the  records  of  the  building  association  whilst 
he  was  in  office,  and  oral  evidence  relating  to  the  organiza- 
tion, objects,  and  business  of  the  society,  the  appointment 
and  duties  of  the  accused  as  secretary,  his  conduct  with 

'  See  I   Dill.   Mun.  Corp  ,  §  241.  2  xhat    the    payments   made   by 

And  see  .\ngell  and  Ames,  Corp.,  ?  members  become  the  property  of 
703.  And  see  post,  §  215,  as  to  the  association,  just  as  deposits  in 
action  for  wrongful  removal.  a   bank   become   its    property,   see 

At  wood  V.  Dumas,  149  Mass.  167. 
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respect  to  the  funds  of  the  association  in  his  hands,  and  his 
disposition  and  appropriation  of  the  check,  for  the  larceny 
of  which  he  was  indicted,  were  competent  evidence  against 
him.  But  the  question,  whether  or  not  the  buildi;ig  asso- 
ciation was  organized  strictly  in  accordance  and  conformity 
with  the  requirements  of  the  statute,  was  not  a  proper  sub- 
ject of  inquiry.  Having,  as  secretary  of  the  association, 
received  and  wilfully  appropriated  its  funds,  or  property, 
he  cannot  be  heard,  upon  a  criminal  prosecution  therefor, 
to  contradict  its  legal  existence.' 

§  208.  There  has  fortunately  not  often  been  occasion, 
in  this  country,  to  enforce  the  criminal  responsibility  of 
officers  in  building  associations.  But  the  following  ob- 
servations, borrowed  from  Davis,  Law  of  Building,  etc., 
Societies,  pp.  155-160,  in  England,  may  become  of  sub- 
stantial service  to  the  American  practitioner  : 

"  In  all  proceedings,  whether  criminal  or  civil,  in  respect 
of  a  society  under  the  old  law,  the  property  of  the  society 
was  to  be  deemed  to  be  in  the  treasurer  or  trustees  of  the 
society,-  and  accordingly,  where  a  trustee  of  a  society  mis- 
appropriated the  funds,  it  was  held  that  the  property  might 
be  laid  in  the  treasurer,^  and  probably  the  converse  would 
also  hold  good.  But  it  was  necessary  to  be  able  to  prove 
that  the  party  in  whom  the  property  was  laid  did  actually 
hold  the  office  of  treasurer  or  trustee.  Thus,  in  an  indict- 
ment for  embezzlement  by  the  clerk  of  a  savings  bank,  the 
property  was  laid  in  A.  B.  and  others.  In  order  to  prove 
that  A.  B.  was  a  trustee,  he  was  called  as  a  witness,  and 
stated  that  since  the  commission  of  the  offence  he  had  been 
active  as  a  trustee,  but  before  that  date  he  had  attended 
only  one  meeting,  having  been  requested  to  do  so  lest  there 
should  be  a  deficiency  of  trustees  ;  but  he  was  also  a  man- 
ager, and  it  did  not  appear  that  any  act  was  done  at  that 
meeting  which  might  not  have  been  done  by  a  manager  as 
well  as  by  a  trustee.     It  was  held  that  this  was  insufficient 

"  vShinn    v.    Commonwealtli,    32  Lorse,  29  L.  J.,  M.  C.  132;  vS.  C,  8 

Grattan  (Va.),  899.  W.  R.  422;  6  Jur.,  N.  S.  513;  8  Cox, 

«  10  Geo.  4.  C.  56,  •/,.  21.  C.   C.  302;  Bell,  C.  C.  259;  24  J.  P. 

^  R.  V.  Cain,  Car.  and   Mar.    (41  341. 
Engl.   C.    L.   Rep.)  309.     See  R.  v. 
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evidence  of  acting  to  snjiport  the  inference  of  a  legal  ap- 
pointment as  trustee.'  Where  the  secretary  of  a  society,  of 
which  C.  I),  and  others  were  the  trnstees,  was  charged  with 
enibe/./.ling  money  belonging  to  the  society,  and  in  the  in- 
dictment the  property  was  laid  as  of  '  C.  I),  and  others,' 
withont  alleging  that  they  were  trnstees  of  the  society,  it 
was  held  In  the  Common  Sergeant  that  the  indictment 
might  be  amended  by  adding  the  words  'trnstees  of,  etc'  ^ 

'*  When  a  society  is  incorporated  nnder  a  new  act,  the 
property  of  the  society  must  be  laid  as  belonging  to  the  so- 
ciety in  its  corporate  name,  and  not  in  the  names  of  any  of 
the  individual  members.^ 

"  It  frequently  happens  that  when  an  officer  of  a  society 
has  misappropriated  the  funds,  he  is  proceeded  against  by 
indictment  as  a  servant  of  the  society.  For  by  24  and  25 
Vict.,  C.  96,  S.  98,  whosoever,  being  a  clerk  or  servant,  or 
being  employed  for  the  purpose,  or  in  the  capacity  of  a 
clerk  or  servant,  shall  fraudulently  embezzle  any  chattel, 
money,  or  valuable  security,  which  shall  be  delivered  to, 
or  received,  or  taken  into  possession  by  him,  or  in  the 
name  or  on  the  account  of  his  master  or  employer,  or  any 
part  thereof,  shall  be  deemed  to  have  feloniously  stolen 
the  same  from  his  master  or  employer,  although  such  chat- 
tel, money,  or  security  was  not  received  into  the  possession 
of  such  master  or  employer,  otherwise  than  by  the  actual 
possession  of  his  clerk,  servant,  or  other  person  so  em- 
ployed.'    In  order  to  come   within   the  denomination  of 

'  R.   V.  Essex,  30  L.  T.  Rep.  171;  do  so.     The  case  of  R.  v.  Hastie,32 

S.  C„  4  Jur.,  N.  S.  15;  7  Cox,  C.  C.  L  J.,  M.  C.  63;  S.  C,  7  L-  T.  Rep., 

384;  I   Dears,  and  B  ,  C.  C.  R.  369;  N.  S.  695;  9  Jur.,  N.  vS   235;  11  \V. 

21  J.  P.  789.  R.   293;  I   L.  and  C,  C.   C.  269;  9 

*  R.  V.  Marks,  lo  Cox,  C.  C.  367.  Cox,    C.    C.  264;  27  J.  P.  85,  turned 
'  R.  V.  Patrick,  i  Leach,  253.  upon      the       former      enactment. 

*  Under  the  7  and  8  Geo  4,  C.  29,  There,  by  the  rules  of  a  certified 
§  47,  the  offence  could  not  be  building  society,  mortgages  were 
proved  unless  the  money  or  other  directed  to  be  made  to  the  trustees, 
chattel  was  received  by  the  clerk  and  the  redemption  money  to  be 
or  servant  "  by  virtue  of  such  em-  paid  to  the  directors;  and  it  was  no 
ploymcuiy  But  now  it  is  imma-  part  of  the  secretary's  duty,  as 
terial  whether  or  not  it  was  the  prescribed  by  the  rules,  to  receive 
duty  of  the  servant  to  receive,  or  subscriptions  or  other  moneys  for 
whether  or  not  he  had  authority  to  the  society.     The   course   of   busi. 
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'  clerk  or  serv^ant,'  the  person  must  be  under  the  direction 
of  a  master,  and  must  receive  remuneration  for  his  ser- 
vices. Where  two  societies  appointed  a  committee,  of 
which  the  accused  was  a  member,  to  conduct  an  excursion, 
and  the  committee  employed  the  accused  and  several  others 
to  sell  tickets,  when  it  became  his  duty  to  pay  over  the 
money  so  received  (which  was  to  belong  to  the  two  so- 
cieties) to  a  person  appointed  by  the  committee,  but  he  re- 
ceived no  remuneration  for  his  services,  it  was  held  that  he 
was  a  joint  owner  of  the  money,  and  not  a  '  clerk  or  ser- 
vant,' liable  to  be  indicted  for  embezzlement  under  the 
act.^ 

"  So,  in  R.  V.  IVaite^^  the  accused  was  a  member  of  a 
friendly  society,  of  which  he  was  also  clerk  or  secretary. 
The  society  met  periodically  for  the  despatch  of  business, 
and  the  mone^^s  were  first  received  by  the  collector,  and 
then  handed  to  the  accused  in  his  capacity  as  clerk,  to  be 
paid  by  him  to  Messrs.  Chuck,  the  bankers  of  the  society. 
On  one  occasion  the  accused  suggested  that,  the  interest 
allowed  by  the  bank  being  very  small,  he  could  place  their 
money  with  a  firm  in  London,  where  a  better  interest  could 
be  obtained,  and  he  ultimately,  with  the  consent  of  the  so- 
ciety, drew  all  the  money  from  the  bank  for  the  purpose, 
as  he  alleged,  of  so  investing  it ;  but  instead  of  so  doing,  he 
appropriated  it  to  his  own  purposes,  and  it  was  then  dis- 
covered  that  no  such  firm  as  he  had  represented  existed  ; 


ness,  however,  was  that  the  man- 
agement of  the  society  was  left  al- 
most entirely  to  the  secretar)',  and 
he  frecjuently  received  subscrip- 
tions. The  mortgages  were  made 
to  the  trustees,  but  when  redeem- 
ed, the  money  was  paid  to  the 
secretary  for  the  trustees.  The 
secretary  having  embezzled  the  re- 
demption money  upon  a  mortgage 
so  ])aid  t(j  him;  it  was  held,  ujjonan 
indictment  under  the  above  sec- 
tion, that  the  jury  were  warranted 
upon  this  evidence  in  finding  that 
the  money  was  received  by  virtue 


of  his  employment,  and  for  his 
masters.  See  also  R.  v.  Miller,  2 
M.,  C.  C.  R.  249;  R.  V.  Tongue,  3 
L.  T.  Rep.,  N.  S.  415;  S.  C,  8  Cox, 
C.  C.  386;  30L.  J.,M.  C  49;  24  J. 
P.  723;  Bell,  C.  C  289;  R.  V. 
Spencer,  Russ.  and  Ry.  299;  R.  r'. 
Thorley,  i  Moo.,  C.  C.  343;  R.  v. 
Prince,  i  Moo.  and  M.  21. 

'  R.  V.  Bren,  9  L.  T.  Rep.,  N.  S. 
452;  S.  C,  27  J.  P.  804;  9  Cox,  C. 
C.  398;  33  h.  J.,  M.  C.  59;  3  N.  R. 
176;  12  W.  R.  107;  I  L.  and  C,  C. 
C.  346. 

•^  2  Cox,  C.  C.  245. 
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ami  Ci)lciicli;e,  j.,'  held  that  ati  iiulictinciit  for  ciiibezzle- 
mcnt  could  not  be  .sustained.  And  where  the  defendant 
was  a  member  of,  and  also  secretary  to,  a  benefit  society, 
and  he  derived  a  perceutaj^e  from  the  funds  of  the  society 
and  in  the  course  of  his  duty  he  received  a  sum  of  money 
from  the  members  of  the  society,  which  he  ous^dit  to  have 
paid  into  an  account  in  the  bank,  kept  in  the  names  of 
certain  other  members  of  the  society,  but  instead  of  so 
doin^i;-,  he  appropriated  it  ;  it  w^as  held  that  he  could  not  be 
convicted  of  embezzling  the  money  upon  an  indictment 
charging  him  to  be  a  servant  of  A.  B.  (an  ordinary  member 
of  the  society)  and  others,  and  laying  money  as  that  of  the 
said  A.  B,  and  others.  So,  where  the  treasurer  of  a  friendly 
society,  whose  duty  it  was  to  receive  the  moneys  paid  into 
the  society,  and  hold  them  to  the  order  of  the  secretary, 
countersigned  by  the  chairman  or  a  trustee,  and  to  account 
whenever  called  upon,  but  who  had  no  salary  or  remunera- 
tion paid  to  him  for  his  services,  misappropriated  the  funds 
of  the  society ;  it  was  held  that  he  was  not  a  clerk  or 
servant  within  the  meaning  of  the  act."  But  in  a  case 
where  the  trustees  of  a  building  society  borrowed  money 
for  the  purposes  of  their  society  on  their  individual  re- 
sponsibility :  the  money  was  on  one  occasion  received  by 
the  secretary,  and  embezzled  by  him  ;  it  was  held  that  he 
might  be  charged  as  the  servant  of  W.  and  others,  W. 
being  one  of  the  trustees  and  a  member  of  the  society.^ 

"  But  if  the  accused  has  received  a  remuneration  for  his 
services,  it  seems  that  the  mode  in  which  he  received  it  is 
immaterial,  so  that,  in  fact,  in  other  respects  the  relation- 
ship of  master  and  servant  existed  between  the  parties. 
Thus  where  the  defendant  was  employed  to  obtain  orders 
for  the  prosecutor,  being  paid  by  commission,  and  being  at 

'  See  2S  J.  p.  2,  and  see  R.  v.  Bur-  S.  C,  19  Iv.  T.  Rep.,  N.  S.  657;  Law 

gess,  32  L.  J.,  M.  C.  185;  S.  C,  19  Rep.,  i  C.  C.  R.  177;  I7  W.  R.  334; 

Jur.,  N.  S.  582;  8  L.  T.  Rep.,  N.  S.  33  J.   P.  134.     See  R.  v.  Murphy,  4 

255:  "   W.  R.   602;  I  Iv.  and  C,  C.  Cox,  C.  C.  loi;  R.   v.  Hall,  i  Moo. 

C.   299;  9  Cox,  C.  C.  302;  27  J.  P.  C.  C.  474. 

388,  as  to  form  of  indictment  where  ^  r   ^,   Redford,  21  L.  T.  Rep.,  N. 

there  are  no  trustees.  S.  508;  S.  C.    11  Cox,  C.  C.  367. 

»R.  V.  Tyree,  38L.  J.,M.  C.  58; 
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liberty  to  take  orders  for  others  than  the  prosecutor,  it  was 
held  that  he  was  liable  to  be  indicted  for  embezzlement  as 
a  servant  or  clerk.'  And  where  A.  agreed  to  engage  B.  as 
agent  or  traveler  for  the  sale  of  coals,  at  a  salary  of  one 
guinea  per  week,  and  is.  per  ton  as  commission  on  coals 
sold,  and  6d.  per  ton  on  coals  sold  to  dealers  procured  by 
B.  as  customers  ;  and  B.  agreed  to  collect  all  moneys  in 
connection  with  his  orders,  the  commission  not  to  be  due 
until  the  money  was  received  by  A.;  moneys  received  by 

B.  not  to  be  kept  more  than  one  week  in  his  hands  ;  it  was 
held,  that  under  that  agreement  B.  was  a  clerk  or  servant 
within  the  meaning  of  the  act.  After  B.  had  been  in  A.'s 
service  about  a  year  the  prisoner  was  desirous  of  selling 
coals  by  retail  on  his  own  account,  and  A.  agreed  to  supply 
him  with  coals,  and  then  made  the  following  alteration  in 
their  agreement  :  '  As  you  are  now  going  into  the  retail 
coal  trade  on  your  own  account,  we  think  it  best  to  have  a 
proper  understanding,  and  in  future  we  pay  you  a  com- 
mission only  ;  your  salary  will  be  stopped  from  this  date. 
There  is  a  large  amount  against  you,  and  we  request  you 
to  do  all  you  can  to  get  it  in  ;  '  and  it  was  held,  that  under 
this  new  agreement  B.  was  not  a  clerk  or  a  servant  within 
the  statute.-  From  this  case  it  should  seem,  that  if  the 
secretary  of  a  building  society  received  a  percentage  on  the 
receipts  of  the  society,  and  is  subject  to  the  orders  of  the 
directors  or  trustees  of  the  society,  he  will  be  a  clerk  or 
servant,  and  as  such,  will  be  liable  to  be  indicted  if  he 
should  embezzle  the  funds.^  But  a  mere  agent,  who  is  em- 
ployed by  a  building  society  to  conduct  the  business  at  a 

'  R.  v.  Tite,  30  L.  J.,   M.  C.  142;  N.  vS.  452;  S.  C,  27  J.  P.    804;  33  L. 

S.  C,   4  L.  T.  Rep.,  N.   S.   259;  7  J.,   M.  C.  59;  12  W    R.   107;  9  Cox, 

Jur.,  N.  S.   556;  8  Cox.  C.  C.  45S;  i  C.  C  398;  3  N.  R.  176;  i  L.  and  C, 

Leigh  and  C,  C.  C.  29;  9  W.  R.  554;  C.  C.  346;  R.   v.  McDonald,  5  L.  T. 

25  J.  P.  613;  R.  V.  Batty,  2  Moo.  C.  Rep.,  N.  S.  330;   vS   C,  31  L.J  ,  M. 

C.  257.  C.  67:7  Jur.,  N.  S.  1 1 27;  9  Cox,  C. 
2  R.    i:  Bowers,    35   L.   J.,  M.  C.  C.  10;  10  W.  R.  21;  i  L.  and  C,  C- 

207;   S.  C,  14  L.   T.  Rep.,    N.  S.  C.  85;  R.  z'.   Proud,  31    L.  J.,  M.  C. 

671;  Law  Rep.,  I   C.  C.  41;  12  Jur.,  71;  S.  C,  5  L- T.  Rep.,  N.  S.  331;  9 

N.    S.  671;    14  \V.  R.   803;  30  J.  P.  Cox,  C.  C.  22;  10  W.  R.  62;  i  L.  and 

452.  C,  C.  C.  97;25J.  P.  245. 
'  And  see  R.  v.  Bren,  9  L.  T.  Rep. , 
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branch  i^Hico,  ami  who  receives  his  remuneration  by  way 
of  commission  on  the  anionnts  received  by  him,  would 
pri>bablv  not  be  considered  as  a  clerk  or  servant  within  the 
meaninji'  of  the  act.'  Thns  where  the  prisoner  was  em- 
plo\ed  b\-  a  coal  merchant  nnder  an  agreement,  whereby 
'  he  was  to  receive  is.  per  ton  procuration  fee,  payable  out 
of  the  first  payment  ;  four  per  cent,  for  collecting  ;  and  3^. 
on  the  last  payment,  collections  to  be  paid  on  Friday  even- 
ing, before  5  p.  m.,  or  Saturday  before  2  P.  m.,'  and  he  re- 
ceived no  salary,  and  was  not  obliged  to  be  at  the  office  ex- 
cept on  Friday  or  Saturday  to  account  for  what  he  had 
received,  and  was  at  liberty  to  go  where  he  pleased  for 
orders  ;  it  was  held  that  he  was  not  a  '  clerk  or  servant.'  "  ^ 

Coini)ens:iti<)ii  of  Oflicers. 

§  209.  The  compensation  of  officers  in  building  asso- 
ciations is  either  fixed  by  provisions  of  the  charter  or  by- 
laws, or,  more  generally,  left  to  the  discretion  of  the  di- 
rectors, or  based  upon  the  terms  of  express  contract.  Where 
the  charter,  or  other  fundamental  law,  fixes  the  salaries  of 
any  officers,  allowance  in  excess  of  the  same  cannot  be 
made  by  the  corporation  or  its  directors  ;  ^  and  an  express 
charter  authorization  to  fix  the  salaries  of  its  officers  ap- 
plies, in  such  case,  only  to  salaries  not  fixed  by  the  charter. ' 

§  210.  Where  the  salary  is  annexed  to  the  office,  either 
bv  charter  or  bv-law,  the  incumbent's  right  to  it  stands 
upon  the  ground  of  distinct  record  agreement,  established 
by  his  election  to,  and  acceptance  of,  the  position.'*  But  if 
the  duties  incident  to  such  an  office  become  enlarged,  and 
what  he  receives  appears  to  him  inadequate,  whilst  he  is 
free  to  resign,   he   cannot  claim  additional  compensation. 

'  See   R.  v.  May,  30  L,.  J.,  M.  C.  City  of  vSt.  Louis,  9  Mo.  191;  Utica 

81;  S.  C,  7  Jur  ,  N.  S.    147;  3  L.  T.  Insurance     Co.     v.    Bloodgood,    4 

Rep.,  N.  S.  680;  8  Cox,  C.  C.  421,  i  Wend.   652;    Godbold   v.    Bank   of 

L.   and  C,  C.  C.  13;  R.  t>.  Walker,  Mobile,   11  Ala.   191;  Carr  v.  Char- 

27L.  J.,  M.  C.  207;  I  Dear,  and  B.,  tier's   Coal    Co.,    25    Pa.    337;     vSt. 

C.    C.    R.  600;  R.  f.    Goodbody,  8  Luke's  Church  z'.  Matthews,  4  Des. 

Car.  and  P.  665;  34  ICngl.  C.  L.  Rep.  Ch.  578. 

575-  •'  Angell  and  Ames,  Corp.,  ^317. 

»  R.  V.  Turner,  11  Cox.  C.  C.  551.  »  i  Dill.,  Mun.  Corp.,  g  233. 

3  Field,  Corp.,  ^  222,  cit.  Carr.  v. 
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The  salary,  where  annexed  to  the  office,  belongs  to  the  per- 
son legally  elected  to  fill  it,  the  officer  dejiire^  whether  also 
de facto  or  not.^ 

§  211.  A  claim  of  compensation  resting  upon  special 
contract  with  a  de  facto  board  of  directors,  will  not,  after 
services  performed,  be  affected  by  the  illegality  of  their 
tenure  of  office,  where  the  contract  was  made,  on  the  part 
of  the  claimant,  in  ignorance  of  this  circumstance,  and 
without  collusion." 


Implied  Liability  of  Society  for  Compensation. 

§  212.  In  most  cases,  the  power  to  provide  suitable  com- 
pensation for  officers,  directors,  and  committees,  is  vested 
in  the  Board  of  Directors.  In  such  case,  and  where  no 
salary  has,  in  fact,  been  provided,  and  no  express  contract 
entered  into,  much  must  depend  upon  the  custom  obtain- 
ing in  this  class  of  corporations,  and  the  particular  one 
sought  to  be  made  liable,  with  regard  to  compensation  for 
the  particular  services,  and  the  expectations  of  the  parties 
justly  growing  out  of  their  knowledge  of  that  custom.  In 
a  general  way,  it  is  said  that  "  the  agents  of  a  corporation, 
like  the  agents  of  a  natural  person,  are  entitled,  in  legal 
presumption,  to  be  paid  for  their  services  by  their  princi- 
pal, the  corporation,  what  they  are  reasonably  worth."-'' 
And  it  has,  therefore,  been  repeatedly  held,  that  an  officer, 
duly  appointed,  although  no  salary  had  been  fixed  for  his 
services  by  the  corporation,  may  recover  for  them  in  as- 
sumpsit^ quantum  valebant.^  But  in  Pennsylvania,  the 
doctrine  is  established,  that  corporations  are  not  liable,  on 
a  quantum  meruit^  for  services  performed  by  an  officer,  and 


'  See  post,  ?  214. 

2  St.  Luke's  Church  v.  Matthews, 
4  Des.  Ch.,  (S.  C  )  578.  In  the  en- 
suing year  the  same  clergyman  en- 
tered into  a  contract  with  the  same 
vestry,  after  he  was  apprised  of  the 
illegality  of  their  election,  and  the 
court,  upon  the  ground  of  collus- 
ion, decreed  a  perpetual  injunction 
against  any  suit  for  services  for  that 
year. — lb. 


•■'  Field,  Corp.,  \  221,  cit.  Com- 
monwealth Insurance  Co.  v.  Crane, 
6  Mete.  64;  Waller  v.  Bank  of  Ken- 
tucky, 3  J.  J.  Marsh.  206;  IClwes  v. 
Ogle,  2  I'vUgl.  L.  and  Kq.  379;  Bill 
V.  Dareuth,  etc.,  R.  Co.,  i  H.  and 
N.  305;  37  HiiKl-  L.  and  Rq.  539; 
East  Anglian  R.  Co.  v.  Lythgoe,  10 
C.  B.  726;  70  Engl.  C.  L.  Rep. 

*  See  preceding  note. 
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that,  where  no  salary  is  llxcd  by  the  charter  or  1)>-laws, 
there  can  be  no  recovery  except  up^ni  an  express  contract 
for  conijiensation.'  Snch  an  express  contract  arises,  either 
upon  special  arraiu^enient  between  the  officer  and  the  as- 
sociation, or  by  virtue  of  antecedent  resolution  fixino;  his 
salar\-,  and  acceptance  of  the  office  under  its  provisions. 
This  doctrine  has  much  to  coininend  it.  On  the  subject  of 
compensation  of  officers  of  municipal  corporations,  Dillon 
savs  :  ''  Officers  of  a  municipal  corporation  are  deemed  to 
have  accepted  their  office  with  knowledge  of,  and  with  ref- 
erence to,  the  provisions  of  the  charter  or  incorporating 
statute  relating  to  the  services  which  they- may  be  called 
upon  to  render,  and  the  compensation  therefor.  Aside  from 
these,  or  some  proper  by-law,  there  is  no  implied  assumpsit 
on  the  part  of  the  corporation  with  respect  to  the  services 
of  its  officers.  In  the  absence  of  express  contract,  these 
regulate  the  right  to  recovery,  and  the  amount."^  If  con- 
siderations of  public  interest  and  morality  have  dictated 
such  policy  as  to  municipal  corporations,  a  policy,  equally 
cogent  in  reason  and  principle,  would  appear  to  urge  its 
extension  to  private  corporations.^  As  for  hardship,  there 
would  be  no  more  in  the  latter  case,  than  in  the  former ; 
and  the  moral  obligation  to  remunerate  is  no  more  restricted 
in  the  one  case  than  in  the  other.^  And,  perhaps,  particu- 
larly in  building  associations,  should  claims  for  salaries, 
without  distinct  by-law  or  contract  stipulation,  be  discoun- 
tenanced. The  mutuality  of  the  whole  scheme,  the  gen- 
erally inopulent  circumstances  of  the  members,  the  great 
interest  which  all  have  in  keeping  down  expenses,  the  heavy 
loads  which  many  of  the  borrowing  members  have  to  carry, 
and  the  general  obligation  which  every  shareholder  is 
under,  to  contribute,  according  to  his  powers,  to  the  speedy 
final  success  of  the  enterprise,  all  seem  to  point  in  the  same 
direction. 


'  Kilpatrick     v.    Penrose     Ferry  ''  In  Pennsylvania   the  theory  of 

Bridge  Co  ,  49  Pa.  118,  moral  obligation,  in  such  cases,  is 

*  I  Dill  ,  Mun.  Corp.,  |  230.  very  much  re.stricted  by  the  decis- 

'  IvOan  .Association  v.  Stonemetz,  ion  in  Kennedy's  Rx'rs  v.  Ware,  i 


29  Pa.  534.  Pa.  445. 
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A  Director  Cannot  Claim  Extra  Compensation  for  Acts 
done  in  the  Line  of  His  Dnty.  Services  before  Or- 
g-anization. 

§  213.  In  the  case  of  a  director,  elected  where  no  salary 
was  attached  to  the  office  or  particnlar  function  he  was 
called  upon  to  exercise  as  a  director,  it  has  been  expressly 
held,  that  he  cannot  recover  against  the  association  for 
services  rendered  in  that  capacity,  or  for  such  as  were  in- 
cidental to  his  office ;  that  where  services  are  rendered  by 
a  person  in  the  line  of  his  legal  duty,^  no  implication  arises 
that  they  were  rendered  at  the  special  request  of  the  party 
benefited  by  them  ;  and  that,  therefore,  a  resolution  passed 
by  the  association,  after  the  services  were  rendered,  that 
such  director  be  paid  a  certain  sum  for  his  services,  was 
without  a  consideration,  and  imposed  no  obligation  on  the 
association  that  could  be  enforced  by  action."  It  seems 
clear,  therefore,  that  directors,  for  services  they  performed 
whilst  acting  in  that  capacity,  are  not,  without  express 
stipulation,  to  be  allowed  any  compensation.^  But,  for 
extra  services  rendered,  not  in  the  capacity  of  directors,  it 
seems  that  thev  mav  claim  it,'  within  a  reasonable  time  of 
their  rendition.^  But  services  rendered  before  organization 
of  the  association  do  not  form  a  valid  consideration  for  a 
vote  of  the  directors  to  pay,  after  complete  organization.'' 


'  A  director  in  a  bank  cannot 
claim  a  reward  offered  by  the  bank 
for  the  recovery  of  stolen  property, 
because  he  merel}'  did  his  duty. 
Collin  V.  Godfrey,  i  Barn  and  Ad. 
956;  20  Engl.  C.  L.  514-  And  a 
resolution  formally  adopted,  al- 
lowing directors  certain  compensa- 
tion for  attendance  on  court,  etc., 
is  insufficient  to  give  a  director  a 
right  to  recover  for  such  services. 
Dunston  :'.  Imperial  Gas  Co.,  3 
Barn,  and  Ad.    125;  23  Engl.  C.  L. 

42. 

2  Ix)an  Association  v.  .Stonemetz, 
29  Pa.  534. 

^  See  also,  Angell  and  Ames, 
Corp  ,  ^  317;  N.  Y.  R.  Co.  v.  Ket- 
chuin,  27  Conn.  170;  Hodges  v. 
Rutland  R.  Co.,  29  Vt.  220, 


''  See  Chandler  v.  Monmouth 
Bank,  16  N.  J.  Eq.,  255;  Henry 
V.  Rutland  R.  Co.,  27  Vt.  435; 
Shackleford  v.  New  Orleans,  etc., 
R.  Co.,  37  Miss.  202. 

•'  See     Utica     Insurance     Co.    v 
Bloodgood,  4  Wend.  (N.  Y.)  652. 

«  N.  Y.  R.  Co  V.  Ketchum,  su- 
pra. But  where  services  were  ren- 
dered for  the  benefit  of  a  corpora- 
tion, before  the  completion  of 
its  organization,  in  obtaining  sub- 
scriptions and  removing  obstacles 
to  its  organization,  which  were 
valuable,  and  at  the  request  of 
j)arties  who  afterwards  became 
iiienibers  of  it,  and  the  corpora- 
tion, after  its  organization,  accepted 
of  such  services  and  received  the 
benefit  and  advantages  of  the  .same, 
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|)t'  taito  OlVurr  Caiiiiot  (laiiii  Salar.v. 

§  214.  The  rioht  of  mere  lic  facto  officers  to  claim  com- 
pensation, independently  of  an  express  contract  (in  the 
literal  sense  (^i  the  word  ;  not  by  virtne  of  a  charter  or  by- 
law provision,  or  resolntion  relating  to  the  office),  has 
never  been  recosrnized  ;  where  there  is  a  salary  annexed  to 
the  office,  it  can  be  drawn  only  b)-  the  de  jure  officer.' 

Salarinl   OJlu'tT,   if    I  iMproporly    Kciuoved,   may  Sue    for 

Salary. 

§  215.  Bnt  an  officer,  whose  term  is  fixed,  and  to  whose 
office  a  salary  has  been  attached,  in  any  manner  bindin<2^ 
npon  the  association,  being  improperly  removed,  may  sue 
for  the  amount  of  salary  which  would  come  to  him,  if  al- 
lowed to  remain,  between  the  dates  of  his  wrongful  removal 
and  of  the  regular  expiration  of  his  tcrin.^ 

Oflicers  Must  Look  to  Society's  Funds  for  Compensation. 

:i  216.  Finally,  the  officers  of  building  associations  can 
only  look  to  the  funds  of  the  society  for  their  remuneration, 
and  cannot  recover  the  amount  of  their  salary  or  compen- 
sation from  any  individual  member  or  director.  If  the  so- 
ciety becomes  insolvent,  they  simply  lose  the  sums  due 
thein.^  This  was  the  law  even  before  societies  were  incor- 
porated, and  as  such  is  clearly  laid  down  in  the  leading  En- 
glish case  upon  the  subject. '  The  surveyor  of  a  building  as- 
sociation brought  an  action  against  a  shareholder  and  mem- 
ber of  the  committee  of  management  for  a  sum  of  money 
due  to  him  for  preparing  plans,  etc.,  for  six  houses.  It  ap- 
peared that  the  plaintiff  had  been  duly  appointed  surveyor 
of  the  society,  in  accordance  with  the  rules  of  the  society, 
by  which  rules  his  duties  were  defined,  and  by  which  it 
was   declared    that   he  should  "  receive  out  of  the  funds 

it  was  held  that  the  person  render-  27  Barb.    (N.   Y.)   524;   People    v. 

ing  the  same  was  entitled  to  recover  Tiernan,  30  Barb.  (N.  Y. )  193. 

of  the  company  therefor  in  an  ac-  ^  ggg  i  Dill.,  Mun.  Corp.,  |  235. 

tion    of   a.ssumpsit    upon   an    im-  ^  Davis,    Law   of  Building,   etc., 

plied  promise.     Low  v.  Connecticut  Societies,  p.  105. 

R.  R.  Co.,  45  N.  H.  375.  ■»  Alexander  v.  Worman,  30 L.  J., 

'  See  State  v.   Carrol,    38  Conn.  Exch.  198:3  L.  T.  Rep.,  N.  S.  477; 

471;  Riddle  v.  Bedford  County,  7S.  25  J.  P.  312;  6  H.  and  N.  100. 
and  R.  ( Pa. )  386;  Bentley  v.  Phelps, 
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thereof" — the  society — "a  fair  and  reasonable  remunera- 
tion ;  and  should  any  dispute  arise  as  to  his  charges,  the 
same  shall  be  referred  to  the  decision  of  the  committee, 
which  shall  be  final."  At  a  meeting  of  the  committee,  the 
plaintiff  was  instructed  to  prepare  certain  plans  and  speci- 
fications, which  he  did,  and  subsequently  he  attended 
several  meetings  for  the  purpose  of  explaining  them  and 
receiving  instructions.  The  defendant  was  present  at  these 
meetings,  but  gave  no  direct  instructions  to  the  plaintiff. 
The  plaintiff,  from  time  to  time,  made  reports  to  the  so- 
ciety of  the  progress  of  the  works,  and  addressed  a  letter 
"  to  the  directors,"  asking  payment  of  his  own  as  well  as 
the  contractors'  claims,  which  remained  unpaid.  The  so- 
ciety had  "  died  a  natural  death  "  for  want  of  funds,  and 
hence  the  action.  In  giving  the  judgment  of  the  majority 
of  the  court,  which  was  in  favor  of  the  defendant,  Martin, 
B.,  said  :  "  We  think  the  onus  of  proof  in  this,  as  in  every 
other  case  for  work  and  labor,  is  upon  the  plaintiff,  and 
that  he  is  bound  to  satisfy  the  jury,  either,  first,  that  the 
defendant  contracted  to  pay,  by  which  we  mean  that  he 
understood  that  he  himself,  or  that  he  in  conjunction  with 
the  other  directors,  was  to  pay  the  plaintiff  for  his  labor. 
Such  a  contract  might  have  been  proved  in  an  infinite 
variety  of  ways,  but  we  think  it  clear  upon  the  evidence  in 
this  case  that  the  defendant  thought  that  he  was  dealing 
with  an  officer  of  the  society,  and  not  with  a  surveyor 
whom  he  was  to  pay  out  of  his  own  private  funds,  either 
solely,  or  in  conjunction  with  others.  But  secondly,  we 
quite  agree  that  if  the  defendant  had  so  conducted  himself 
as  reasonably  to  create  in  the  plaintiff's  mind  the  belief 
that  he  was  to  be  paid  l)y  the  defendant  for  his  labor,  it  is 
quite  immaterial  whether  the  defendant  himself  understood 
that  he  was  to  pay.  To  create  a  liability  of  the  kind,  how- 
ever, it  is  of  the  very  essence  of  it  to  establish  that  the 
plaintiff  himself  understood  and  believed  that  he  was  to  be 
paid  by  the  defendant ;  but  the  evidence  satisfies  us  that  he 
had  no  such  belief,  and  tliat  until  the  society  was  broken 
up,  he  looked  to  the  funds  of  the  society  for  payment,  and 
not  to   tlie  defendant  or  his  co-directors  at  all.     We  think 
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it  is  a  mistake  to  suppose  that  in  societies  of  this  kind  the 
surveyor,  or  secretary  or  the  officers  do  work  and  labor 
upon  the  same  terms  as  professional  men  of  their  class 
ordinarily  do.  They  generally  have  a  much  greater  in- 
terest in  these  societies  than  the  directors,  and  in  the  great 
majoritv  of  cases  are  the  individuals  who  get  them  up,  and 
at  whose  request  the  directors  consent  to  accept  the  trust, 
and  take  upon  themselves  the  liabilities  and  duties  of  their 
situation  ;  and  it  is  to  us  very  clear  that  such  officers  dis- 
charge duties  and  perform  services,  with  the  understand- 
ing on  all  hands  that  they  are  to  be  remunerated  out  of  the 
funds,  and  that  if  the  funds  fail,  the  officers  must  remain 
unpaid." 


CHAPTER  X. 

GENERAL   POWERS  OF  BUILDING  ASSOCIATIONS. 

I  217.  General  corporate  powers  of  building  associations. 
§  218.  Powers  defined  by  statute,  and  limited  to  purposes  of  incorpora- 
tion. 
?  219.  Perpetual  succession. 

^  220.  The  common  seal;  its  custody,  use,  effect. 
I  222.  Proof  of  the  common  seal;  estoppel  upon  association. 
§  223.  Necessity  and  significance  of  seal  in  contracts  of  corporation. 
?,  224.  Liability  of  association  upon  implied  contracts. 
§  225.  Contracts  entered  into,  etc.,  by  association  directly. 
?  227.  Contracts  entered  into  through  agents.     Officers  are  agents. 

1  228.  Appointment  of  agents,  and  persons  capable  of  becoming  such. 
^  229.  Acts  of  agents  binding  upon  society. 

'i  230.  Presumptions  as  to  existence  of  agency. 

g  231.  Persons  dealing  with  agents,  bound,  to  a  certain  extent,  to  take 
notice  of  limits  of  powers.     Estoppel  upon  society. 

2  233.  Unauthorized  contracts  of  agents.     Ratification. 

^  234.  Form  of  execution  by  agent  to  bind  society.     Personal  liability. 

§  236.  Notice  to  agent  or  officer  is  notice  to  society. 

g  237.  Delegation  of  authority  by  agents.     Survival. 

i  238.  Society's  liability  for  torts  and  misrepresentations  of  agents. 

^  239.  Agents'  liability  for  interest  on  moneys  collected. 

'i  240.  Right  and  liability  to  suits  and  actions.  Employment  of  attor- 
neys.    Forms,  etc.,  of  proceedings. 

i  243.  Society  may  sue  on  obligation  executed  to  it  by  wrong  name. 
Misnomer.     Abbreviations. 

I  244.  .\verments  and  e.xhibits  in  suits  against  members. 

I  246.  What  constitutes  a  default. 
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?  247.  Computation  of  period  of  default. 

§  248.  Certainty  required  in  defendant's  allegations  of  payments  and 
proof.     Agency. 

§  249.   Defence  on  ground  of  misrepresentations. 

§  250.  Burden  of  showing  want  of  prerequisites  to  valid  loan. 

I  251.  Averment  of  and  pleas  to  incorporation.     Tender. 

§  254.  Suits  by  members  against  the  societj-.  Withdrawals,  balances, 
promised  loan,  refusal  to  transfer  shares. 

I  259.  Society  must  be  party  to  bill  in  certain  causes. 

^  260.  Nature  and  qualifications  of  the  right  of  ordaining  by-laws. 

§  261.  By-laws  must  conform  with  constitution  and  laws  of  Union  and 
State. 

I  262.  Also  with  charter  and  purpose  of  incorporation  and  statutes 
regulating  same. 

§  268.  Bj'-laws  must  be  reasonable  and  equitable. 

I  269.  Retroactive  efficacy  of  by-laws. 

§  270.   By-laws  nianifesth-  contrary  to  interests  of  society,  etc.,  void. 

?  271.  By-laws  restricting  member  from  pursuing  legal  remedies.  Ar- 
bitration. 

§  272.  Notice  of  new  by-laws. 

^  273.  Estoppel  upon  disputing  validity  of  by-law. 

§  274.  Foreign  building  associations. 

General  Corporate  Power.s  of  Builrtiiig'  Associations. 

§  217.  Having  thus  reviewed  the  elements  of  which 
building  associations  are  composed,  and  the  machinery  by 
which  they  act,  the  next  step  is,  to  consider  the  nature  of 
the  powers  which,  by  virtue  of  the  franchises  conferred 
upon  them,  they  are  capable  of  exercising.  It  has  been 
judicially  declared  that  these  associations  being  the 
creatures  of  statute,  have  very  few  of  what  may  be  called 
the  common  law  powers  of  corporations.'  Like  other  cor- 
porations, however,  they  possess  the  general  rights  and 
privileges,  and  are  subject  to  the  general  liabilities,  inci- 
dent to  corporate  existence.  These  attributes  are  (i)  to 
have  perpetual  succession  ;  (2)  to  have  and  use  a  common 
seal  ;  (3)  to  contract,  grant  and  receive  and  hold  real  estate, 
in  the  corporate  name  ;  (4)  to  sue  and  be  sued  in  like  man- 
ner ;  (5)  to  make  by-laws,  a  sort  of  private  statutes,  for  the 
internal  government  of  the  association. 

Powers  Di'finert  by  Statute,  and   Limited  to  Purixjses  of 
liieorporati(»n. 

§  218.  Of  these  powers  and  capacities,  in  general,  it 
may  be  said,  that  they  are  all  subject  to  modification  and 

'  Michigan  Build,  and  Sav.  Association  v.  McDevitt,  43  N.  W.  Rep.  760. 
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limitation  by  the  charter  of  incorporation,  and  the  statutes 
unilcr  Nvhicii  it  nia\-  be  effected,  or  which  may  be  appli- 
cable to  its  provisions  ;  and  even  when  in  no  (le.^■ree  re- 
stricted and  curtailed,  can  be  exercised  only  to  effect  the 
purposes  for  which  they  were  conferred  by  the  govern- 
ment.' Hul  certain  powers  being  specifically  granted,  all 
those  fairly  and  necessarily  implied  in,  or  incident  to  the 
same,  follow  with  the  grant, — as,  likewise,  do  all  those 
essential  to  the  declared  object  and  purposes  of  the  associa- 
tion ;  not  simply  convenient,  but  indispensable.^  To  this 
extent,  and  no  further,  goes  the  contract  implied  between 
the  vState  and  the  corporation.  It  lends  no  legitimacy  to 
the  transaction  of  other  business,  or  the  use  of  corporate 
powers  for  objects  wholly  without  the  scope  and  meaning 
of  the  charter.  The  corporation  cannot  leave  its  legitimate 
business  in  the  background,  and  assume  unwarranted  func- 
tions, without  rendering  every  step  upon  the  unauthorized 
path  illegal  and  void.^  Neither  the  corporation  nor  its  of- 
ficers can  do  any  act,  or  make  any  rule  or  contract,  or  in- 
cur an\-  liability  not  authorized  either  expressly,  or  by  im- 
plication from  the  necessities  of  its  lawful  business.  All 
acts  beyond  the  scope  of  the  powers  granted,  and  all  pow- 
ers granted,  however  explicitly,  under  a  charter  based  upon 

•  Angell  and  Ames,  Corp.,  <(  iii;  ics'  and Workingmen's Mutual Sav- 

Field,  Corp.,  §  54;  and  see  Mills  v.  ings  Bank  and  Building  Association 

Salisbury  Building  and  Loan  Asso-  v.   The    Meriden    Agency   Co.,   24 

ciation,  75  N.    C.    292;  Latham  v.  Conn.  159. 

Washington  Building  and  Loan  As-  °  I''ield,  Corp.,  §§  53,  54;  i  Dill., 
sedation,  77  Id.  145;  Herbert  v.  Mun.  Corp.,  \  89;  President  and 
Kenton  Building  and  Savings  As-  Visitors  of  the  Maryland  Hospital 
sociation  of  Covington,  11  Biish"  z'.  Foreman,  29  Md,  524. 
(Ky. )  296;  Gordon  v.  Winchester  =>  Manufacturers',  etc.,  Co.  t'.  Con- 
Building  and  Accunuilation  Fund  over,  5  Phila.  (Pa.)  18  (the  language 
Association,  12  Id.  no;  Martin  v.  used  in  this  case  is,  that  the  grant 
Nashville  Building  Association,  2  of  specific  powers  includes  the  right 
Cold.  (Tenn. )  418;  State  v.  The  to  exercise  those  necessary  {ox  the 
Oberlin  Building  and  Loan  Asso-  convenient  and  effectual  prosecu- 
ciation,  35  Ohio  St.  258;  State  v.  tion  of  the  association's  authorized 
Greenville  Building  Association,  20  business);  Ashland  Banking  Co.  v. 
Id.  92;  Faulkner's  App.,  11  W.  N.  Centralia  Mutual  Saving  Fund  As- 
(Pa. )  48;  Manufacturers'  and  Me-  sociation,  9  Luz,  Leg.  Reg.  (Pa.) 
chanics'  Saving  and  Loan  Co.  t/.  41. 
Conover,  5  Phila.  ( Pa. )  18;  Mechan- 


§220.]    GENERAL  POWERS  OF  BUILDING  ASSOCIATIONS.  I97 

a  general  statute,  which  are  repugnant  to  such  statute,  are 
void,  and  infect,  with  that  inherent  weakness,  whatever 
acts  are  done  by  virtue  of  them.'  But  if  the  acts  are 
merely  ultra  vircs^  and  not  actually  prohibited,  and  affect 
the  interests  of  the  stockholders  only,  they  may  be  made 
good  by  their  unanimous  consent.- 

Perpetual  Succession. 

§  219.  What  is  meant  by  the  attribute  of  perpetual  suc- 
cession, is,  that  the  association  has  the  capacity  to  take  and 
hold  property,  without  suffering  interruption  from  the 
change  of  officers,  or  in  the  composition  of  membership. 
As  to  such  new  elements,  taking  the  place  of  outgoing 
ones,  the  corporation,  itself  continuing  unchanged  and 
preserving  its  identity  throughout  the  allotted  period  of  its 
duration,  is  invested  with  the  power  of  holding  its  property 
in  uninterrupted,  or  perpetual  succession,  during  that 
period,  or  for  the  length  of  time  allowed  by  charter  and 
statute.  It  is  merely  a  necessary  corollary  to  the  unity  and 
personality  given  to  corporate  bodies, — the  idea  that,  whilst 
they  live,  they  constitute  an  artificial  person,  similar,  in 
every  respect,  to  a  natural  one,  and  has  nothing  to  do  with 
immortality  or  perpetuity  beyond  the  limitation  contained 
in  the  charter,  or  in  tlie  general  statute  under  which  the 
charter  is  granted,  as  to  the  period  of  corporate  existence.^ 
Upon  this  principle,  too,  a  mortgage  given  by  one  of  three 
directors  of  a  building  association  to  the  remaining  two, 
vests,  upon  the  resignation  of  one  of  these  two,  and  the 
appointment  of  his  successor,  in  the  remaining  trustee  and 
the  successor,  without  assignment.' 

Tlie  Coiniiion  Scjil ;  its  Custody,  Use.  Effect. 

§  220.  The  seal  of  the  association  is  the  stamp,  bearing 
a  certain   device,  adopted   by  the   corporation  for  the  pur- 

'  See  Miller's  Estate,    2  Pearson  *  See  ante,  \  178. 

(Pa.),  248;   Stiles'   Appeal,  95   Pa.  =>  See  Angell  and  Ames,  Corp.,  \ 

122;  Becket  v.  Uniontown  Buildinj^  8. 

Association,    88    Pa.    21  r;     Manu-  '  Walker  e\' Giles,  6  C.  B.  662;  13 

facturers',    etc.,  Saving  and  Loan  Jur.    588;  18   L.  J.,   C.    P.    323;  60 

Co.  V.  Conover,  supra  ;  and  cases  in  Ivngl.  C.  L.  Rej).  662. 
notes  to  this  section. 
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pase  of  makiui^  an  impression  npon  wax,  or  other  impressi- 
ble substance  affixed  or  attached  to  instruments  to  be  exe- 
cuted h\  the  corporation,  or  upon  the  paper  or  parchment 
on  which  such  instruments  are  written,  as  an  additional 
and  solemn  authentication  of  such  instruments.  The 
stamp  must  be  such  as  to  make  an  impression  into  the  wax 
or  paper  to  which  it  is  applied.'  It  is  part  of  the  implied 
authority  conferred  upon  the  president,  to  have  the  custody 
of  and  affix  the  seal.  But  the  by-laws,  or  a  corporate  meet- 
ins^,  where  they  are  silent,  may  authorize  any  person,  not 
only  to  execute  an  instrument  for  the  society,  but  also  to 
affix  its  seal  ;  and  this  authority  being  conferred  upon  a 
lioard  of  Directors,  they  may  appoint  some  officer  or  agent 
to  execute  and  seal  with  the  common  seal  a  contract  on 
behalf  of  the  corporation.-  And  where  not  only  the  affix- 
ing of  the  seal,  but  also  acknowledgment  in  certain  pre- 
scribed forms,  in  order  to  satisfy  the  recording  laws,  is  re- 
quired, the  officer  or  agent  executing  the  instrument  may 
o-enerallv  also  make  those  acknowledgments.^ 

§  221.  The  affixing  of  the  seal  should  be  accompanied 
with  the  signature  of  the  president,  as  president,  and  the 
secretar}-,  as  secretary.^  As  that  of  a  natural  person  to  an 
instrument  makes  it  a  specialty,  so  does  the  addition  of  the 
corporate  seal."'  liut  where  the  articles  of  association  of  a 
building  association  authorized  the  president,  secretary, 
treasurer,  and  three  directors  to  sign  all  promissory  notes 
to  be  given  to  the  corporation  ;  and  a  mortgage  was  taken 


'  Herder  v.  Pinkerton,  14  Allen, 
(Mass.)  381;  Warren  z'.  Lynch,  5 
Johns.  (N.  Y.)  230. 

^  Field,  Corp.,  ^  28S,  cit.  Jackson 
v.  Campbell,  5  Wend.  572;  Damon 
V.  Granby,  2  Pick.  345;  Derby  Ca- 
nal Co.  z:  Wilmot,  9  East  360;  Bank 
of  the  U.  S.  z'.  Dandridge,  12 
W'heat.  68,  113;  The  President,  etc., 
v.  Myers,  6  S.  and  R.  (Pa.)  12; 
Clarke  v.  The  Imperial  Gas  Co.,  4 
B.  and  Ad.  315;  i  N.  and  ]M.  206; 
24  Engl.  C.  L.  Rep  64;  Leggett  v. 
New  Jersey  Banking  Co.,Saxton's 
Ch.   (N.  J.)  541;  Clark  v.  Woollen 


Manufacturing  Co  ,  15  Wend.  256. 
And  one  seal  will  suffice,  where  the 
whole  committee,  authorized  to  sell 
lands  and  make  the  necessary  deeds 
in  the  corporation's  name,  signed 
the  instruments.  Decker  v.  Free- 
man, 3  Greenl.  (Me.)  338. 

3  Field,  Corp.,  §  289,  cit.  Gordon 
V.  Preston,  i  Watts  (Pa.),  385; 
Lovett  v.  The  Steam  Saw  Mill  As- 
sociation, 6  Paige's  Ch.  60. 

"  Field,  Corp.,  U  247.  285. 

*  Clark  V.  Manufacturing  Co. ,  15 
Wend.  (N.  Y.)  256,  265;  Field, 
Corp.,  ^  288,  note  2. 
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from  a  member,  the  consideration  of  which  was  paid  by 
the  building  association,  not  in  money,  but  by  giving  the 
mortgagor  a  promissory  note  signed  by  the  officers  above 
mentioned,  attaching  some  device  which  w^as  afterwards 
claimed  to  be  the  seal  of  the  corporation  :  it  was  held  that 
the  note  was  negotiable  ;  that  the  nature  of  the  transaction 
showed  that  it  was  intended  to  be  such  ;  that  the  seal  was 
not  a  restraint  upon  its  negotiability,  but  merely  a  mark  of 
its  genuineness  ;  and  that  the  validity  of  the  note,  as  such, 
in  no  manner  depended  upon  the  seal,  but  upon  the  signa- 
tures of  the  proper,  authorized  persons.'  The  apposition 
of  the  common  seal  gives  perfection  to  the  corporation's 
deed,  without  the  further  formality  of  deliver}'.-  Such 
deed,  however,  must  be  under  seal  and  by  agent,^  though 
his  authority  may  be  derived  from  appointment  not  under 
seal.^  And  a  lease  from  a  corporation  is  void  for  want  of 
seal  ;  ^  but  not  an  authorized  agreement  by  an  agent  to  sell 
land,"  or  an  authorized  assignment  of  a  lease.'' 

Proof  of  tlie  Coniiuon  Seal ;  Estoppel  upon  the  Association. 

§  222.  The  seal  affixed  to  an  instrument  does  not  prove 
its  own  authenticity  ;  it  must  be  shown  to  be  really  the 
seal  of  the  association."*  But  any  seal,  authoritatively 
affixed,  although  not  the  seal  regularly  adopted,  becomes 
binding  upon  it  ;  whilst,  conversely,  it  is  not  bound  even 
by  the  regularly  adopted  seal,  if  affixed  without  due  au- 
thority.'* The  association  may,  undoubtedly  become  es- 
topped from  denying  its  authority  for  a  contract  whose 
benefit  it  has  reaped  ;  '"  yet  it  must  always  be  allowed  to 
show  that  the  instrument  containing  it  was  not  legally  ex- 

'  Jackson  z'.  Myers,  43  Md.   452;  ^  Kinzie     Z'.  Chicago,    2    vScam., 

S.  P.,  Muth  z'.  Do'lfield,  43  Md.  466;  (111. )  188. 

and  see  Dinsmore  v.  Duncan,  57  N.  •*  Legrand     z'.     Hampton-Sidney 

Y.   573;    Vennilye   v.   Adams   Ex-  College,  5  Munf.  (Va. )  324. 

press  Co.,  21  Wall.  138.  '  San  ford  v.  Tremlett,  42  Mo.  384. 

«  Willis  r  Jennin,  Cro.  Eliz.  167;  ^i    Dill.,    Mun.    Corp.,    U     190; 

Cruise,  T.  32,  C.  2,  S.  82.  cit.  Jackson   v.  Campbell,  5  Wend. 

Field,  Corp  ,  §  285.  572. 


<  lb.,  ^i!  188-288,  n.  2,  and  post,  ?  »  lb. 

242.  '0  See  post,  §9,  231-232. 


2cX>  Till-:    LAW    OK    lUTTI.niNG   ASSOCIATIONS.  [CH.  X. 

ecuted.'  Therefore,  as  the  custody  and  proper  use  of  the 
seal  ou«;ht  to  be,  and  usually  arc,  provided  for  by  the  con- 
stitution or  by-laws  of  the  society,  it  is  expedient  to  place 
an  attestation  upon  every  document  of  importance  which 
has  the  corporate  seal,  statin^^  affirmatively  that  the  rules 
have  been  properly  observed.  But  if  the  proper  formalities 
have  been  observed  in  affixing  the  common  seal,  the  only 
wav  of  invalidating-  the  deed,  is,  to  show  that  it  was  pro- 
hibited by  the  act  or  instrument  incorporating  the  society, 
or  is  so  foreign  to,  or  inconsistent  with,  the  purposes  for 
which  the  same  was  incorporated,  that  it  is  to  be  deemed  as 
if  it  had  been  so  prohibited.' 

Necessity  juid  Sisiiificaiu'c  ofSeal  in  Contracts  of  Corpo- 
rations. 

§  223.  It  was  formerly  held  that  corporations  conld  con- 
tract, that  their  corporate  consent  could  be  expressed,  only 
by  the  corporate  seal.  But  "  it  is  now  well  settled,  that 
acts  of  a  corporation  evidenced  by  a  vote  are  as  binding 
upon  it,  and  are  as  complete  authority  to  its  agents  in  the 
execution  of  the  will  of  the  corporation  thus  expressed,  as 
if  such  will  and  authority  was  authenticated  by  the  corpo- 
rate seal  ;  that  it  may  be  as  well  bound  by  the  acts  of  its 
agents  as  if  the  principal  was  a  natural  person."^  "And 
the  corporate  wdll  is  now  seldom  expressed  or  authenticated 
by  the  corporate  seal,  except  in  those  cases  where,  under 
similar  circumstances,  it  would  be  necessary  to  execute  the 
instrument  with  a  seal  if  a  natural  person  were  the  party 
executing   it."  '     Hence,    "   wherever    the   law  requires  a 

'I    Pars.,     Contr  ,    141.      Thus,  Societies,  p.  90;  cit.  Power  z'.  Hoey, 

where     three     directors     were     a  19  W.  R.  916. 

quorum,    and     the    secretary    ob-  •'  Field,  Corp.,   ?  285,   cit.  Board 

tained,  at  one  time,  the  consent  of  of  P/lucation   v.    Greenebaum,    39 

two  to  seal  a  bond,  and,  at  another.  111.  609  ;  Ross  i\  City  of  Madison,  i 

that  of   a   third,  it  was  held   the  Ind.  98;  Merrick  v.  Burlington  and 

bond  was  not  the  deed  of  the  com-  Warren  Plank  Road  Co.,  11  la.  74; 

pany.     D'Arcy  v.  Tamar,  Kit   Hill  Petrie    v.    Wright,     14   Miss.    647; 

and    Callington    R.   Co.,    L.    R.  2  Buckley    v.    Briggs,    30    Mo.   452. 

Exch.  158;    14  L.   T.   Rep.,    N.   S.  And   see  The  City  of  Davenport  v. 

626.  The  Peoria,  etc,,  Insurance  Co.,  17 

*  Davis,    Law  of  Building,    etc.,  la.  276. 

«  Field,  Corp.,  I  283. 
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natural  person  to  attach  a  seal  to  the  instrument  executed 
by  him,  in  like  cases  only  would  it  be  necessary  for  a  cor- 
poration to  execute  a  like  instrument  by  a  corporate  seal. 
If  in  the  former  case  the  instrument  must  be  by  deed,  that 
is,  executed  or  authenticated  by  a  seal,  so,  in  the  latter 
case,  should  it  also  be  executed  or  authenticated  by  the 
common  seal  of  the  corporation."  ^  Indeed,  the  formalities 
requisite  in  the  execution  of  contracts  to  which  building 
associations  are  parties,  are  precisely  analogous  to  those 
characterizing  the  same  species  of  dealings  between  private 
■persons.  "  If  a  verbal  contract,  relating  to  the  same  sub- 
ject, would  be  good  between  private  persons,  it  would  be  so 
between  corporations,  or  between  corporations  and  private 
persons  and  co-partnerships.  If,  under  the  same  circum- 
stances, the  contract  should  be  in  writing,  it  would  be  nec- 
essary in  case  a  corporation  was  a  party.  If  it  should  be 
under  seal  if  natural  persons  were  parties  to  it,  under  like 
circumstances  it  should  be  under  seal  when  a  corporation 
is  a  party.  But  if  the  mode  of  the  execution  of  contracts 
is  prescribed  by  the  statute  or  fundamental  law  of  the  in- 
stitution, that  mode  should  be  followed."  -  Tlie  corporate 
assent  appearing  to  be  given  to  a  measure  properly  within 
the  scope  of  the  association's  powers,  whether  by  resolution 
or  otherwise,  this  is  sufficient  in  order  to  bind  the-  cor- 
poration, where  the  nature  of  the  contract,  to  be  valid  in 
law,  is  not  such  a  one  as  requires  more  deliberate  for- 
mality. 


Liability  of  Association  upon  Tni plied  Contracts. 

§  224.  The  common  seal  being  shorn  of  its  ancient 
dignity  and  significance  in  corporation  contracts,  a  build- 
ing association  becomes  liable  upon  undertakings  either 
expressed  b)-  it  or  implied  from  its  acts  ;  and  all  duties  im- 
posed upon  it  by  law,  and  all  benefits  conferred  at  its  re- 

'  lb.,  ?  284.  tary,   and   authenticated   with  the 

*  rield,  Corp.,  ?    247. — If  a  con-  seal    of   the    association    stamped 

tract   is   under  seal,    it   should  be  upon  the  instrument.     See  ante,  ^ 

signed   by  the  president  and  secre-  221. 
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quest,  raise  implied  promises,  for  llie  enforcement  of  which 
an  action  lies.' 

(oiitracts  I'litoiMMl  into,  vtc,  by  tlio  Association  l>ir<»ctl.v. 
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Ai^ain,  the  contracts  of  a  buiklino-  association 
mav  l)e  expressed  by,  or  implied  from,  the  acts  of  the  as- 
sociation at  larg-e,  acting  directly,  in  meeting  assembled  ; 
or  acting,  indirectly,  by  delegation,  through  the  medium 
of  its  duly  constituted  officers,  or  authorized  agents. 

§  226.  From  the  nature  of  the  case,  the  contracts  the 
association,  as  a  body,  can  enter  into,  or  become  liable  upon 
by  an  implied  assumpsit  of  the  whole,  acting  directly, 
must  be  very  limited.  Practically,  they  are  probably  nar- 
rowed down  to  those  entered  into  and  implied  between  the 
association  and  its  members,  its  officers,  and  the  sureties  of 
its  officers.' 

C<Mitracts    KnloiHMl    into,    etc.,    l)y    Association    TIironf;h 
Ajj'onts.     OtUccrs  are  Agents. 

§  227.  Ill  its  dealings  with  the  outside  world,  and  in 
most  of  its  relations  with  its  own  members,  the  building 
association,  like  any  other  corporation,  is  represented  by, 
and  acts  through,  its  officers  or  agents,  duly  appointed  and 
employed.^  For  this  purpose,  and  within  the  sphere  of  his 
legitimate  authority,  each  officer,  including  the  directors, 
is  an  agent  of  the  society.  The  directors,  indeed,  "  are  the 
most  important  of  corporate  agents,  as  on  them  usually  de- 
volves the  management  of  all  the  affairs  of  the  corpora- 
tion. In  view  of  the  usual  powers  conferred  upon  them, 
they  may  almost  be  said  to  be  the  corporation,  the  re- 
served powers  of  the  corporation,  in  a  majority  of  cases,  be- 
ing the  mere  right  to  annually  express,  through  the  mem- 

'  Bank  of  Columbia  v.  Patterson,  wood,  J.,  in  Ardesco  Oil  Co.  v,  Gil- 

7  Cranch  (U.  S. ),  299  (306);  Bank  son,  63  Pa.  146,  atp.  150:  "The  de- 

v.  Wister,  2  Pet.  (U.  S. )  318;  N.  Y.  fendants  were   a   corporation,  and 

R.    R.    Co.   V.   Schuyler,  34   N.  Y.  could   only   act  through   their  of- 

30;  North  Whitehall,  etc.,  v.  South  ficers  or  agents.     It  is  their  officer, 

Whitehall,  etc.,  3  S.  and  R.  (Pa.)  having   charge   of  their    business, 

I '7-  who,    for    all    practical   purposes, 

*  SeL-     ante,     Chapters     v.,     vi.,  must     be    regarded     as     the    cor- 

vii.,  viii.  poratiou  itself. " 

'  See  the  observation  of  Shars- 
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bers  at  large,  the  corporate  will  as  to  the  polic}'  and  man- 
agement of  the  corporate  affairs,  by  an  election  of  such  di- 
rectors or  managers  as  will  execute  such  will."  '  Hence, 
"  it  is  evident  that  the  directors  of  a  corporation,  in  what- 
ever manner  constituted,  are  agents  of  the  corporation,  and, 
within  the  scope  of  the  authority  conferred  by  the  laws  or 
regulations  of  the  company  relating  to  them,  their  acts  are 
the  acts  of  the  company."^  It  follows,  that,  in  addition  to 
the  principles  already  pointed  out  as  applicable  to  the  status 
of  the  various  officers  of  building  associations,  those  of  the 
law  of  aerencv  g-overn  the  relations  between  the  associa- 
tion  and  its  directors  and  other  officers,  acting  as  its  agents, 
as  well  as  between  it  and  agents  emplo}'ed  for  special  pur- 
poses ;  and  that,  in  their  representation  of  the  society  be- 
fore the  world,  officers  and  society  and  third  parties  are  gov- 
erned by  the  principles  of  that  law. 

Api>(>iiitinoiit  of  Agents,  and  Persons  Capable  of  Becoin- 
iug-  Siieli. 

§  228.  For  authority  to  act  as  the  agent  of  the  associa- 
tion, "  the  record  of  the  corporate  will,  either  as  expressed 
by  the  majority  of  its  members  in  attendance  at  a  corporate 
meeting,  or  by  a  majority  of  the  directors  at  a  meeting 
duly  called,  is  the  highest  and  best  evidence,  and  agents 
for  any  and  all  purposes  may  be  thus  appointed  and  con- 
stituted, without  any  other  written  authority,  or  any  au- 
thentication by  the  corporate  seal."  ^  It  may,  in  general, 
be  said,  that  any  person  may,  by  due  appointment,  be  the 
agent  of  an  association.^  A  minor  may  be  employed  as 
such ;  '•  and  a  member  of  the  association  may  act  as 
auctioneer  at  a  sale,  and,  while  so  acting,  he  may  also  be 
the  agent  for  the  purchaser,  and  sign  for  him  the  mem- 
orandum required  under  the  Statute  of  Frauds  to  bind  him.'"' 

'  Field,  Corp.,  §  186.  nace,  2  Esp   511;  Anderson  v.  San- 

^  lb.,  ^  156.  derson,  2  vStark.,  N.  P.  204. 

^  lb.,  <i  188.     Even  for  the  con-  •'>  Angell  and   Ames,    Corp.,     ii/)i 

veyinj^  of  real  estate,  and  for  other  supra, 

acts  under  seal.  ^  lb  ,   Stoddert  v.   Vestry  of  Port 

•'  Angell  and  Ames,  Corp.,  ^  278;  Tobacco  Parish,  2  G.  and  J.  (Md.) 

cit.  Co.  Lit.  52  a;  Emerson  .'.  Bloii-  227. 
den,   I   Esp.    142;  Palelhorp  Z'.  Eur- 
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.\*'(s  of  A^MMits  Itindiii^r  u|khi  Sofi«'t.v. 

^  229.  There  is  this  dilTerence  between  the  ag-ents  of 
private  persons  and  those  of  a  corporation  (particularly 
where  the  a^encv  is  the  incident  to  and  co-extensive  with 
an  ofiice  whose  powers  are  a  fixed  quantity),  that,  whilst, 
in  the  former  case,  the  fact  and  terms  of  the  procuration 
are  matters  strictly  between  the  principal  and  ao^ent,  and  to 
outsiders  evidenced  mainly  by  the  acts  and  representations 
of  the  ag^ent ;  in  the  latter,  their  authority  is  either 
statutory,  or  matter  of  record,  to  which  all  have  access  who 
may  have  occasion  to  deal  with  the  agent.'  Acting  within 
the  apparent  scope  of  the  authority  thus  conferred  upon 
them,  it  is  a  rule  established  for  the  protection  of  man- 
kind, that  their  acts  will  be  presumed  to  have  been  author- 
ized by  the  body  they  represent,  and  consequently  be  bind- 
ing upon  it.-  Thus,  where  an  agent  of  an  insurance  com- 
pany received  from  a  building  association  an  application 
for  insurance  of  a  mortgage  interest  held  by  the  association, 
upon  which  application  the  building  association  obtained 
from  him  such  an  assurance ;  the  fact  that  the  agent  had 
been  instructed  by  the  insurance  company  to  take  no  ap- 
plications for  insurance  upon  mortgage  interests,  was  held 
not  to  affect  the  right  to  recover  in  the  building  associa- 
tion, which  had  no  knowledge  of  such  a  limitation  upon 
the  agent's  powers.  Upon  the  usages  and  customs  of  in- 
surance business,  it  had  a  right  to  presume  that  the  agent, 
if  he  appeared  ready  and  willing,  had  also  the  right  to  take 
such  an  application.' 

Presiiiiiptions  as  to  Existence  of  Agency. 

§  230.  The  same  ground,  however,  of  the  superior  fa- 
cilities of  acquiring  certainty  in  the  case  of  corporation 
agents  and  officers,  as  compared  with  the  case  of  agents  for 
private  persons,  precludes  the  doctrine  applicable  to  per- 

'  Field,  Corp.,  ^  156-157.  The  Building  Association  v.  The  Char- 
distinction,  in  this  respect,  between  ter  Oak  Fire  and  Marine  Insurance 
charter  and  by-law  powers  ofoffi-  Co,  31  Conn.  517.  See  similarly 
cers,  does  not  appear  to  be  sustained.  Millville  Mutual  Marine  and  Fire 
lb.,  J  158,  and  notes.  Insurance  Co.  v.  Mechanics  and 
*  I^^M  '<'.  157.  192.  Workingmen's  Building  and  Loan 
'  Woodbury   Savings  Bank    and  Association,  43  N.  J.  L.  652. 
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sons  acting  for  individuals,  that  an  autliorit}'  to  make  a 
contract  may  be  implied  from  his  former  employment  for 
the  same  purposes,  from  extending  to  such  as  assume  to  act 
as  agents  for  the  corporation.^  But  where  a  person  as- 
sumes to  exercise  powers  usually  pertaining  to  and  as  an  • 
officer  or  agent  of  the  association,  and  wdthin  the  limits  of 
the  corporate  powers,  the  corporation,  or  its  immediate  rep- 
resentatives, the  Board  of  Directors,  having  knowledge  of 
his  proceedings  ;  third  parties  having  dealings  with  the  as- 
sociation may  properly  treat  such  officer  or  agent  as  if  law- 
fully appointed,  and  as  rightfully  exercising  the  duties  of 
his  office.^ 

Persons  Dealiiig^  with  Ajyents  Boiinrt,  to  a  Certain  Extent, 
to  Take  Notice  of  Limits  of  Powers.  Estoppel  upon 
Society. 

§  231.  It  follows,  equally,  that  parties  dealing  with 
either  officers  or  special  agents,  both  of  wdiom  are  agents 
only  so  far  as  they  have  authority,  by  virtue  of  the  powers 
with  which  they  are  invested,^  are  required  to  take  notice 
of  its  general  extent  and  limits.*  And  if  the  agent,  in  his 
capacity  as  such,  assumes  to  become  a  party  to  a  contract 
manifestly  in  excess  of  the  same,  the  corporation  will  not 
necessarily,  or  without  further  showing  of  the  required 
power  being  granted  the  agent,  or  acts  of  the  corporation 
amounting  to  ratification  or  estoppel,  be  liable.  A  surety 
on  a  bond  given  to  a  building  association  to  secure  a  loan, 
attempted  to  set  up,  as  a  defence  to  its  enforcement,  an 
agreement  made  with  the  agent  of  the  association,  to  the 
effect  that,  upon  the  happening  of  a  certain  contingency, 
he  should  be  released  from  liability  on  his  guaranty.  It 
was  held  that  he  must  establish,  besides  the  actual  occur- 
rence of  the  event  contemplated,  the  additional  fact,  that 

'  Field,  Corp.,  §  157.  berland,  26  Me.  42S;  Cooke  v.  State 

2  See    Field,    Corp,    ?    208;    192,  Bank,  52  N.  Y.  96. 

cit.  Merchants'  Bank  <'.  State  Bank,  3  An<,'ell  and  Ames,  Corp.,  ?  280. 

10  Wall.   604;  Fleckner  v.  Bank  of  <  Field,  Corp.,  'i  156;  cit.  Zabris- 

the  V.  S.,8  Wheat.   338;  Bank  of  kie  v.   Cleveland,   etc.,  R.   Co.,  23 

the  U.  S.  z/.  Dunn,  6Pet.  51;  U.  vS.  How.    381;    Bank    of   Augusta    v. 

V.  Bank  of  Columbus,  21  How.  356;  Earle,  13  Pet.  587;  Pearce  v.  M.  and 

Baldwin   v.    Bank  of  Newburgh,   i  I.  R   Co  ,  21  How.  441. 
Wall.  234;  Badger  v.  Bank  of  Cum- 
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the  aLjent  was,  at  the  time,  acting;  within  the  scope  of  his 
authority  ;  ov  that  his  declarations  were  made  in  the  course 
oi  business  which  he  was  authorized  to  transact ;  or  that 
the  aiireement  existed  within  the  knowledge  of  the  officers 
of  the  association.'  Similarly,  where  it  was  sought  to  de- 
fend against  a  mortgage  given  to  a  building  association,  on 
the  ground  of  certain  declarations  of  the  secretary  as 
to  the  amount  due  on  it,  it  was  held  that  these  declarations 
were  inadmissible  in  the  absence  of  proof  that  the  secre- 
tary had  authority  to  bind  the  association  by  such  admis- 
sions;  the  fact  that  he  had  charge  of  its  books  and  account 
not  being  sufficient  for  that  purpose.^  So,  too,  where  a 
mortgage,  offered  as  secnrity  for  a  loan  applied  for,  was  re- 
jected by  the  directors  of  a  building  association,  but  placed 
on  record  by  its  attorney,  without  its  authority  or  knowl- 
edge ;  and  where  it  appeared  that  the  society  had  no  actual 
notice  of  the  facts  nntil  sued  by  the  mortgagor  named  in 
the  mortgage,  nor  ever,  in  any  way,  had  ratified  the  attor- 
ney's act  in  placing  the  instrument  upon  record  ;  it  was 
held  that  the  building  association  was  not  liable,  and  the 
plaintiff  could  not  recover.^  So,  too,  the  cancellation  of  a 
mortgage  by  an  attorney-at-law,  under  a  supposed  authority 
from  the  mortgagee,  ^vhere  the  evidence  as  to  the  latter's 
direction  was  conflicting,  and  a  mortgage,  which  the  com- 
plainant claimed  was  to  have  been  substituted  for  the  orig- 
inal one,  was  never  delivered,  was  held  invalid,  as  being 
unauthorized,  and  was  set  aside/  And,  in  like  manner, 
where  a  member  of  an  unincorporated  loan  fund  associa- 

'  Gass  V.  Citizens'   Building  and  ground  that  an  action  of  assumpsit 

Loan  Association,  95  Pa.  loi.     See  will  not  lie  to  recover  monej' protn- 

also  Selden  v.  Reliable  Savings  and  ised  to  be  loaned  from  the  intended 

Building  Association,  32  P.  F.  Sm.  mortgagee. 

(Pa.)  336;    2  W.   N.    481;  but   see  ■'The  Tradesmen's  Building  and 

James  v.  National  Building  Associ-  Loan  Association  of  Camden,  N.  J. 

ation,   9  W.   N.    (Pa.)   325;    S.   C.  v.  Thompson,  31  N.J.  Eq.  536;  32 

tiom.  Jones   v.    National^  Building  Id.    133.     A   release  of  mortgaged 

Association,  94  Pa.  215.  premises    to    a   person   having   no 

*  Johnston  v.  Elizabeth  Building  actual  notice  of  the  assignment  of 

and  Ix)an  Association,  104  Pa.  394.  the  mortgage,  is,  by  statute,  valid, 

^  Conway  v.   Log  Cabin  Perma-  if  such   assignment  has  not  been 

nent  Building  Association,  52  Md.  recorded.     lb. 
137,  so  decided  upon  the  additional 
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tion  made  a  bond  and  mortgage  to  it  for  a  loan,  part  of 
which  he  received,  bnt  repaid,  upon  being  told  that  the 
sum  was  too  great  for  the  secnrit}-  furnished,  and,  upon 
executing  a  new  bond  for  a  less  amount,  cancelled  the  first ; 
it  was  held,  if  the  association  did  not  assent  to,  or  ratify 
the  cancellation,  they  might  still  maintain  a  writ  of  entry 
to  foreclose  the  mortgage/ 

§  232.  And  where  the  limits  of  an  agent's  authority  are 
set  forth  in  a  manner  necessarily  coming  under  the  ob- 
ser\'ation  of  the  other  party  to  a  contract  in  which  the 
agent  exceeds  those  limits,  the  party  dealing  with  the  agent 
is  bound  to  take  notice  of  such  limits.  Thus,  the  powers 
of  an  agent  of  a  building  association,  conducting  a  sale  of 
mortgaged  premises  under  an  appointment  from  thejnort- 
gagee,  must  be  found  in  the  mortgage  authorizing  the  sale  ; 
and  any  representations  or  agreements  made  by  such  agent, 
beyond  the  powers  contained  in  the  mortgage  authorizing 
such  sale,  do  not  bind  the  mortgagee." 

Unautliorizert  Contracts  of  Ajfciits.    Katiflcatioii. 

§  233.  For  if  an  officer  or  agent  exceed  his  power  in 
entering  into  contracts  (remembering,  however,  that  these 
include  all  the  necessary  and  appropriate  means  of  carry- 
ing out  the  purposes  of  the  agency),  these,  if  executory, 
will  be  void  as  to  the  association,  if  ultra  vires ;  and  void- 
able, if  merely  in  excess  of  the  agent's  powers.  But  if 
executed,  the  corporation,  having  received  the  benefit  of 
the  agent's  transgression  of  his  own  powers,  holding  the 
beneficial  result  of  the  contract  or  the  instrument  as  price 
for  property  sold,  or  the  like,  cannot  be  heard  to  deny  his 
authority,  where,  under  the  society's  general  powers,  the 
contract  might  have  been  made.^  Where,  therefore,  one 
has  been   induced  to  become  a  surety  upon  a  promissory 

'Baxter    v.    Mclntire,    13   Gray  mortgage,  except  in  beinf;^  for  a  less 

(Mass.),  168.     Upon  the  trial  of  a  sum  and  dated  one  day  later.     lb. 

writ  of  entry  to  foreclose  a  mort-  ^  j^amm     v.    The    Port    Deposit 

gage,   defendant  cannot  object   to  Homestead  Association,  49  Md.  233. 

the  introduction   in   evidence  of  a  •'  i   Pars.,    Contr.,  p.    *  139;   see, 

bond    corresponding    to    that    de-  however,  post,  \  292,  note, 
scribed  in    the    condition    of   the 
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note  lo  a  l^uiUliiis^-  association,  Ihrou^^h  the  representation 
and  inulcrtakinos  of  its  secretary,  in  its  l)ehalf,  that  he 
shonld  be  liable  only  until  an  insurance  conld  be  placed 
npon  the  borrower's  house  and  deposited  with  the  associa- 
tion, the  latter  cannot  set  up  a  want  of  authority  in  the 
secretary  to  make  the  contract,  as  against  a  defence  made 
under  its  terms.  It  cannot  have  the  benefit  of  the  security, 
and,  at  the  same  time,  repudiate  the  contract  by  means  of 
which  it  was  obtained.  It  must  do  one  of  two  things, 
either  reject  the  whole,  or  stand  bound  by  the  whole.' 

Hence,  an  acceptance  of,  or  an  omission  promptly  to 
disavow,  the  act  of  an  agent  who  has  transcended  his 
authority,  makes  it  the  act  and  contract  of  the  association. 
Thus  where  the  secretary  of  a  building  association  made  a 
contract  with  a  borrower  to  insure  the  mortgaged  premises, 
and  failed  to  do  so  before  a  loss  through  fire  occurred  ;  and 
where  the  secretary  had  been  making  similar  contracts 
with  others,  for  some  time,  having  himself  no  personal  in- 
terest in  the  insuring,  and  the  society  received  the  benefits 
accruing  from  such  contracts  without  objection  ; — it  was 
held  that  it  might  be  inferred  that  he  acted  with  the  knowl- 
edge of  the  directors,  and  was  authorized  to  make  such 
contracts,  and  that  the  society  was  estopped  from  denying 
its  own  power  to  make  it."    , 

Form  of  Jvvofutiou  by  Agent  to  Bind  Society. 

§  234.  In  order  to  make  an  agent's  or  officer's  contract 
in  writing  binding  upon  the  association,  "he  must  express 
by  some  form  of  words  that  the  writing  is  the  act  of  the 

'  James  v.  The  National  Building  liable  to  damages,  the  measure  o^ 

Association,  9  W.  N.  C.  (Pa.)  325;  which   should  be  the  sum  or  divi- 

S.  C.  fioin.  Jones  v.  National  Build-  dend  the  insurance  company  would 

ing  Association,  94  Pa.  215;  Comp.,  have   been  able   to  pay   if  the  in- 

Gass  Z'.  Citizens' Buildingand  IvOan  surance  had  been  perfected  before 

Association,  95  Pa.  loi.  loss,   and   not   the  whole    amount 

"  Chicago    Building    Society    <'.  agreed  upon  as  insurance.    lb.   See 

Crowell,  65  111.  453.     It  was  further  also   Kelsey  2'.    National  Bank    of 

held,  that  the  society  had  actually  Crawford  Co.,  69  Pa.  426;  Bredin  v. 

the  power  to  make  the  contract  as  Durbarry,  14   S.   and   R.   (Pa.  )27; 

an  incident  to  the  power  of  taking  Gordon   v.  Preston,  i  Watts  (Pa.). 

security,  and  that  upon  its  failure  385. 


to  carry  out  the  agreement,  it  was 
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principal,  though  done  by  the  hand  of  the  agent.  If  he 
does  this,  the  principal  is  bound,  and  the  agent  is  not."  ^  If 
he  fail  to  give  the  parties  with  whom  he  is  dealing  to  un- 
derstand that  he  is  acting  for  another  and  binding  another, 
and  not  himself,  he  will  be  liable  as  principal," — as,  also, 
where  the  person  assumes  to  act  on  behalf  of  an  association 
not  >-et  existing,^  even  though  it,  when  organized,  adopts 
the  contract.^  If  the  contract  be  in  writing,  the  name  of 
the  association  should  appear  in  the  body  of  the  instru- 
ment as  the  real  contracting  part}',  and  its  officer  or  agent 
should  sign  as  such.  Thus  where  a  promissory  note  was 
in  the  following  form  : 

"Midland  Counties  Building  Society,  No.  3, 

"Birmingham,  Sept.  i,  1856. 
"  One    month    after  demand   we  jointly  and   severally 
promise   to   pay  J.  B.  the  sum  of  ^120,  with  interest,  etc., 
for  value  received. 

"W.  R.  H.  \^      , 

"  W.  D.  Fisher,  Secretary^ 

Fisher  was  held  personally  liable,  the  mere  addition  of  the 
word  "  secretary "  to  his  name  not  cutting  down  his 
liability,  and  the  signature,  from  its  position,  showing 
nothing  like  a  counter-signature  as  secretary  merely.'* 

'  See  Gray,  J.,  in  Tucker  Manu-  Allan  v.   Miller,  22  L.  T.  Rep.,  N. 

facturing Co.  t'.  Fairbanks,  98 Mass.  vS.  825;  Price  v.    Taylor,    29  L.  J., 

loi.     In  Pennsylvania,  the  person  Kx.  331;  6  Ji:r. ,  N.   S.  402;  2  L.  T. 

signing   as   agent    must   sign    the  Rep.,   N.  S.   221;  5  H.  and  N.  540; 

name  of  his  principal.     Campbell  Davis,    Law  of  Building,   etc.,  So- 

V.  Baker  2  W.  83  (84).     Otherwise  cieties,  pp.    117,  118,  122.     But  see 

he  is  personally   liable,    although  Field,   Corp.,   \  212,   cit.  Fuller  v. 

the  principal's  name  is  disclosed  in  Hooper,   3   Gray,   334;  Slawson  v. 

the   instrument.      Quigley    v.    De  Loring,  5  Allen  340,  that  the  name 

Haas,  82  Pa.  267.  of  the  corporation  being  printed  in 

2  Field,  Corp.,  \  210.  the  margin,  though  not  appearing 

*  lb.,  'i  178;  Herod  v.  Rodman,  16  in    the  body  of  the  instrument,  is 

Ind.  241.  sufficient.     And  see  lb.,  cit.  Bank 

'  Kellner  v.   Baxter,   L.   R.   2  C.  of  New  York  v.   Bank  of  Ohio,  29 

P.    174;  Brogles  v.  McCoy,  5  Sneed  N.  Y.  619,  that  a  note  being  made 

(Tenn.),  602.  payable  to  "A.  B.,  treasurer,"  and 

''  Bottomly  v.    Fisher,    31    L.  J.,  endorsed  by  him  in  the  same  way, 

Exch.  417;  S.  C,  6  L.  T.  Rep.,  N.  creates  no  personal  liability. 
S.   688;   I   H.   and  C.  211;  see  also 
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§  235.  l>nt  if  the  whole  instrument  evinces  the  pur- 
pose to  act  tor  the  association,  and  there  are  no  words  dis- 
closing an  intention  '  to  assume  a  personal  lial)ility,  the  as- 
sociation, not  the  a^ent,  will  be  bound  thereby,  althouj^li 
he  sii^ti  his  own  name  and  affix  his  own  seal.  This  creates, 
however,  oul\'  a  simple  contract  on  the  part  of  the  associa- 
tion, valid,  as  to  it,  so  far  as  it  ^oes,  the  private  seal,  in 
such  case,  being  nugatory  ; '  for  the  deed  of  a  corporation 
must  be  under  its  corporate  seal.^  Thus,  where  a  deed  was 
written  throughout  as  that  of  the  corporation,  by  an  at- 
torney having  full  and  complete  authority  thereto,  and  he, 
in  executing  it,  declared  he  did  so  on  behalf  of  the  cor- 
poration, but  went  on  to  say,  "in  witness  whereof  I  set  my 
hand  and  seal,"  and  in  the  acknowledgment,  stated  it  to  be 
"  his  free  act  and  deed," — this  was  his  deed  only,  and  did 
not  pass  the  company's  land.'  But  in  Maryland  the  ac- 
knowledgment of  a  mortgage  by  an  attorney  of  a  corpora- 
tion "  to  be  his  act  and  deed,"  was  held  to  be  a  substantial 
compliance  with  the  provisions  of  the  Code,  upon  the  cir- 
cumstances of  the  case.'^  The  court  being  bound,  in  con- 
struing an  instrument,  to  look  at  the  whole  of  it,"  it  clearly 
appeared  that  the  instrument  was,  by  all  parties,  intended 
and  understood  to  be  the  corporation's  mortgage,  and  the 
use  of  the  possessive  pronoun  "his"  for  "its"  was  un- 
questionably a  mere  mistake,  which  was  cured  upon  the 
principle,  mala  grammatica  non  vitiat  lege7n. 

Notice  to  Asciit,  or  Offlcer,  is  Notice  to  Society. 

5^  236.  Notice  to  an  agent,  in  the  transaction  for  which 

'  Parol  evidence  is  admissible,  in  «  Kelly    v.    Rosenstock,   45  Md. 

cases   of  doubt,   to  show  the  facts  389;  in  this  case,  too,  the  omission 

and  the  intention  of  the  parties;  as  of  the  date  of  the  acknowledgment 

that   the    principal    and    not    the  was  held  not  to  be  fatal;  as  in  New 

agent    should    be    bound.       Field  York,   the  omission,  in  the  certifi- 

Corp.,  \  198.  cate  filed,  of  the  day  of  the  month 

=!  lb.,  O97;  I  Dill.,   Mun.   Corp.,  (the    latter     being    given),    upon 

M52;  I  Pars.,  Contr.,  p.  *i4i.  -which  the   articles    of  association 

3  Koehler  v.    Iron  Co.,   2  Black,  were    acknowledged,    was   held    a 

7'5-  sufficient   acknowledgment    under 

<  Brinley  :'.  :Mann,  2  Cush.  337.  the     statute.      Second    Manhattan 

*  The   Frostburg   Mutual    Build-  Building   Association   v.  Hayes,   4 

ing  Association  v.   Brace,  51   Md.  Abb.  App.,  Dec.  183. 
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he  is  employed,  is  notice  to  the  principal,  both  in  equity 
and  at  law/  And  where  the  agency  is  a  joint  one,  as  that 
of  the  directors,  knowledge  of  a  material  fact  conveyed  by 
a  director  to  the  board,  at  a  regular  meeting,  is  notice  to 
the  association.'  So,  likewise,  is  notice  to  any  of  the  di- 
rectors whilst  engaged  in  the  business  of  the  association  ;  ^ 
but  not  where  he  is  not  so  engaged.^  Nor  is  a  notice  pub- 
lished in  a  newspaper,^  where  the  subject  matter  is  not 
such  as,  by  law,  is  ordained  to  be  notified  in  that  manner, 
in  which  case  the  notice  affects  the  principal  and  agent 
alike.  A  mere  private  communication  of  a  fact  to  a  di- 
rector, or  his  knowledge  of  it  from  rumor,  is  not  notice  to 
the  board  unless  he  communicate  it."  Neither  will  the 
private  knowledge  of  one  of  the  directors  (and  actuar}-), 
that  certain  shares  have  been  assigned  or  encumbered,  be 
deemed  notice  of  the  fact  to  the  association,  where  the  ap- 
parent ownership  of  the  shares  remains  in  the  assignor, 
and  he  is  by  the  association  recognized  as  the  owner." 
But  "  a  subsequent  Board  of  Directors  is  to  be  considered 
as  knowing  all  the  circumstances  communicated  or  known 
to  a  previous  board."  And,  as  to  such  matters,  no  change 
in  the  directors  can  render  a  new  notice  necessary.^ 

Delej^atioii  of  Authority  by  Ajfonts.    Survival. 

§  237.  The  power  of  agents  to  delegate  their  authority 
is  confined  to  such  cases  in  which  it  must  be  implied  ;  as 
when  it  is  indispensable  in  law-,  in  order  to  accomplish  the 
end  ;  or  it  is  the  ordinary  custom  of  the  business  contem- 
plated ;  or  it  is  understood  by  the  parties  to  be  the  mode  in 
which  the  particular  business  would  or  might  be  done.^ 
But  where  three  persons  are  appointed  by  the  association 
for  a  particular  purpose,  all  must  act,  and  a  contract  made 

'See  Angell  and  Ames,  Corp.,  ^  ^  See    Field,    Corp.,    ?    204,    cit. 

305.  Coles  V.  Trecoothick,  9  Yes.,  234  et 

2  See  lb.,  ^  307.  seq.;    i  Bill's   Com.  3S7   et   seq.;3 

•■'  See  lb.  Chit,  on  Com.  and  Man.  206;  Ship- 

■•  See  lb.  ley   v.    Kymer,    i    M.    and  S.   4S4; 

*  See  lb.,  >/,  308.  Cockran  i'.  Islam,  2  M.  and  S.  301; 

"  See  lb.  Laussatt  v.  Uppincott,  6  S.  and  R. 

'  See  lb.  386;    Johnson    <'.    Cunningham,     i 

»See  lb.  Ala.  (N.  S.  )  249. 


2!  2  TIIK   T,A\V    OF   nUII.DING    ASv"50CIATlONS.  [CH.  X. 

l)v  twH)  of  the  three  will  not  bind  the  corporation.'  It 
seems,  however,  that  where  an  office  has  been  filled  l)y  the 
api-iointnient  of  two  persons  to  act  jointly  in  the  execution 
of  its  dnties,"  where  the  functions  are  ministerial  only,  on 
the  death  of  one  of  the  two,  the  office  will  survive  to  the 
remaining-  incumbent,  and  its  duties  be  properly  executed 
bv  him.^ 

Society's    Liability    for   Torts  jviul    ]>Iisrei»reseiitati<nis  of 

A}»<Ml(S. 

§  238.  The  commission  of  a  tort  by  one  of  its  agents  or 
servants,  ratified  by  the  corporation,  by  the  knowledge  and 
consent  of  its  managing  officers  (which  must,  in  general,  be 
proved),  wdll  render  it  liable  to  trespass  equally  as  if  it  had 
previoush-  authorized  the  same. '  And  where  a  corporation 
places  or  allows  a  person  to  remain  in  a  position  implying 
responsibility,  thereby  inducing  others  to  confide  in  his  in- 
tegrity, especially  concerning  matters  which  properly  per- 
tain to  the  office  or  agency,  and  supposed  to  be  peculiarly 
within  the  knowledge  of  the  officer  or  agent,  his  misrepre- 
sentation,'^ negligence,  or  fraud  will  aflfect  the  association 
with  liability  to  a  party,  who,  having  dealt  with  him  in 
good  faith,  has  sustained  loss  in  consequence.''  For,  where 
one  of  two  innocent  parties  must  suffer  by  the  acts  of  a 
third  party,  he  who  enabled  the  latter  to  occasion  the  in- 
jury must  carry  the  damages   caused  thereby.'     Thus,  a 

•  Corn  Exch.  Bank  z'.  Cumber-  before  a  magistrate,  to  conduct  the 
land  Coal  Co.,  i  Bosw.  436.  proceedings  in  behalfof  the  servant 

'■^  If  by  the  rules  the  society  has  when  arrested,  or  the  writing  of  a 
power  to  appoint  any  officer  (see  letter  l)y  the  secretary  of  the  corn- 
Davis,  Law  of  Building,  etc.,  So-  pany,  for  the  purpose  of  effecting  a 
cieties,  p.  105,  cit.  Sliarpe  z>.  War-  compromise,  is  no  evidence  of  a 
ren,  6  Price,  131),  the  appointment  ratification. 

of  two  persons  to  act  jointly  will  ■'■See  ante,  |  174,  and  post.   §  249. 

be  valid.  e  Field,  Corp.,  ^  193. 

'  See  Reg.  v.  Wade,  4  Jur.,  N.  S.  ''  Story,   Agency,  'i   127;  see  also 

68;   8   E.    and   B.   384.     But  where  Story,  Eq.  Jur.,    ^^   384-394;    Fitz- 

some  portion,  at  least,  of  the  duties  herbert    v.    Mather,    i    T.    R.    12; 

of  the  office  are  judicial,  it  will  not  Field,  Corp.,  ?  193,  cit.,  inter  alia, 

survive.     See  also  the  Auditor  Cur-  Neville   v.   Wilkinson,   i   Bro.  Ch. 

le's  Case,  11  Co.  3*^.  543;  3  p.  Wms.  74;  Scott  v.  Scott,  i 

*  See  Angell  and  Ames,  Corp.,  \  Cox,  378;  Evans  v.  Bicknell,  6Ves. 
304.  But  the  mere  presence  of  the  173;  Pearson  v.  Morgan,  2  Bro.  Ch. 
society's  solicitor,  at   the  hearing  388;  North  River  Bank  v.  Aymar,  3 
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feme  sole  held  stock  in  a  building  association,  in  the  name 
of  a  trustee,  paying  the   monthly  dues  by  an  agent,  who, 
meanwhile,  borrowed  money  from  the  building  association 
to  the  full  value  of  the  stock,  gave  a  mortgage  therefor,  and 
at    length    had   this   mortgage   satisfied   by  giving  up  the 
stock,  though   it  still   stood,  untransferred,  in  the  name  of 
the  trustee.     A  bill  in  equity  was  filed  to  secure  the  value 
of  the  stock  to   the   trustee  and  cestui  que  trust.     It  was 
held  that  the  complainant  was  not  estopped  by  the  silence 
of  the   trustee,  when  the  agent's  name,  instead  of  his,  was 
called   to  answer  for  monthly  dues  ;  for  an  estoppel  pro- 
tects one  misled  by  silence,  where  silence  is  a  fraud.     The 
association   could  not  have  been  misled,  while  the  shares 
stood  upon  the  books  untransferred,  in   the  name  of  the 
trustee  and  cestui  que  trust.     The  building  association  was, 
therefore,  held   liable   to  refund  to  them  the  value  of  the 
stock.'     ]\Ieasuring,  then,  the  agent's  authority  by  the  ex- 
tent of  his  employment,  his   principal   is   liable  to    third 
parties  in  a  civil  suit  for  the  frauds,  deceits,  concealments, 
misrepresentations,    torts,    negligences,    and    omissions    of 
dut)-  of  the  agent,  in  the  course  of  his  employment,  and,  if 
authorized   by  the   principal,  both   he  and  the  agent  are 
liable.'     But   representations,    false   in   fact,  if  innocently 
made  by  a  party,  believing  in  the  truth  of  what  he  asserts, 
will  afford  no  ground  of  action  ;  the  concurrence  of  fraud- 
ulent intent  and  false  representation,  and  damage  resulting 
therefrom,  constitute  the  ground  of  it,^  and  where  it  is  laid, 
the   rule   caveat  emptor  applying  to  sales  made  by  trustees 
{e.g.^  under  a  power  to  sell  given  in  a  mortgage),  does  not 
.shield   a  party   rendering   himself  liable  to  an  action  for 
fraud  and  deceit  perpetrated  at  a  sale  thus  made.' 

Hill,     262;     Commercial     Bunk     z'.  charge    the    association    with    lia- 

Kortright,  22   Wen-l.  248;  Locke  v.  bility:       McNeal      v.      Mechanics' 

Stearns,  i  Mete.  560.  \\\\\V\.  and  Loan  Association,  40  N. 

'  Larkin's  App.,  38  Ta.  457.     But  J.  Ivq.  351. 

where  a  member  had  mortgaged  his  ^  Lannn      r-.    The    Port    Deposit 

.shares  to  the  association  to  secure  a  Homestead  Association,  49  Md.  233. 

loan,   and    took    no   steps,   for  five  ^  lb.  and  Benj.  on  Sales,  338. 

years,  to   contest  the  validity  of  a  '^  Lannn     v.    The     Tort    Deposit 

sale  of  the  shares  for  non-payment  Homestead  Association,  supra. 
of     taxes,    he    cannot     thereafter 
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Ajiriils'  Liability  for  IiUcmm'sI  on  :>loiu'.vs  Collected, 

vj  239.  Aj;culs  entrusted  with  the  eolleetiou  or  safe- 
keopinq-  of  corporate  nioucys,  are  charg;eable  with  interest 
thereon,  if  they  unreasonably  neglect  to  inform  the  associ- 
ation of  the  receipt  of  the  nu>ue\-,  and  the  interest  then  ac- 
crues from  the  time  when  such  information  should  have 
been  communicated  ; '  or,  if  they  use  the  funds,  or  default 
in  accounting  for  them,"  or  fraudulently  obtain  and  with- 
hold them.'' 

lii^ht    aiul    Liability  to  Suits  and  Actions      ICnipIoymcnt  ot 
Attorneys.     Forms,  etc.,  ol"  l*roeee<lin<?s. 

§  240.  The  obli»ations  arising  upon  any  contract  thus 
entered  into  by  the  building  association,  or  through  impli- 
cation affecting  it  as  a  party,  either  as  investing  it  with 
rights,  or  as  loading  it  with  liabilities,  would  be  nugatory, 
indeed,  if  they  w-ere  not  judicially  enforceable  by  or  against 
it,  as  the  case  may  be.  It  has  already  been  observed  that 
the  rights  incident  to  membership,  such  as  that  of  with- 
drawal, of  insisting  upon  legal  and  conscientious  behavior 
on  the  part  of  the  officers,  may  give  individual  members  a 
standing  in  courts  of  justice  as  plaintiffs  against  the  asso- 
ciation ;  '  that  officers  who  are  wrongfully  removed  may 
sue  for  damages  ;  "^  that  the  State  may  call  it  to  an  account 
for  a  violation  of  its  charter  compact ; ''  that  a  shareholder 
may  demand  indemnification  at  its  hands  for  refusing  to 
acknowledge  his  status  as  such,  by  transferring  to  his  name 
the  stock  he  owns,  and  has  properly  presented  for  that  pur- 
pose,^— and  so  forth.  The  building  association,  on  the 
other  hand,  has,  incidentall\-,  appeared  possessed  of  the 
power  of  bringing  suit  against  delinquent  officers  ^  and 
members,'"'  whether  borrowers  or  investors,  and  of  defending 
actions  brought    against   itself.'"     To  these  liabilities  and 

'  See   Dodge  v.  Perkins,   9  Pick.  *  See  ante,  ?  215. 

368.  *  See  ante,   |   41;  and,  in  detail, 

*  Williams  v.  Storrs,  6  Johns.  Cli.  post,  ^?  310,  328. 

353;  and  see  Elleryz'.  Cunningham,  'See   ante,  I  57;  and,  in  detail, 

1  Mete.  112.  post,  I  258. 

^  Wood  V.  Robbins,  11  Mass  504.  »  See  ante,  H  189-191. 

<  See  ante,   ^i!    iii,   114-115,118-  ^  See  ante,  ?  65. 

119.  '9-1-  '"  See  ante,  H  137,  138,  etc. 
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privileges  of  the  association  must  be  added,  in  general, 
those  of  enforcing  every  legal  or  equitable  right  against 
outsiders,  by  appealing  to  the  proper  judicial  tribunal,  and 
of  suffering  suit  at  the  hands  of  such,  wherever  they  may 
have  acquired  a  claim  upon  it.  In  all  suits  involving  the 
rights  of  shareholders,  in  which  the  society  is  the  party 
defendant  or  plaintiff,  it  represents  the  shareholders,  and  in 
the  absence  of  fraud,  a  judgment  against  it  ordinarily 
binds  them,  and  consequently  cannot  be  collaterally  im- 
peached by  any  of  them  except  for  fraud  or  collusion.^ 

§  241.  The  employment  of  attorneys  is  a  necessary  in- 
cident to  this  power  and  liability.  It  seems  to  be  held,  in 
England,  that  the  attorney's  appointment  should  be  made 
under  the  common  seal  of  the  association,  even  where  his 
name  is  mentioned  in  the  rules.'  But  the  same  strictness 
does  not  now  obtain,  at  least,  in  the  majority  of  the  United 
States.^ 

§  242.  In  the  issuing  of  process  for  and  against  build- 
ing associations,  and  in  every  successive  step  of  the  pro- 
ceedings, the  laws  of  the  State  in  which  the  proceedings 
are  taken,  relative  to  suits  and  executions  by  and  against 
corporations,  as  well  as  the  general  doctrine  and  rules  of 
law  applicable  to  that  subject,  are  to  be,  in  every  respect, 
observed,  unless  varied  or  suspended  by  positive  statutory 
enactment.^ 

Society  may  Siio   on  Ohliji^^ations  F.xocntfMl   to  it  by  Wrony 
Name.     31isnoiuer.     Abbi<'via(ioiis. 

§  243.  A  misnomer  of  the  building  association  in  a 
contract  is  immaterial  if  the  association  was  intended, — a 
fact,  whicli,  when  not  apparent  on  the  face  of  the  instru- 
ment, may  be  shown.''  Hence  such  an  association,  being 
the  holder  of  an  obligation  executed  to  it  b\-  a  name  differ- 

'  Heggie   v.  Building,  etc  ,  Asso-  for  costs,  otherwise  the  action  will 

ciation,  107N.  C.  5S1;   12S.  E.Rep.  be   dismissed.     See   Shelly  v.   The 

275.  Newport   Savings    Association,    11 

«  See  ante,  {i  196.  Bush  ( Ky. ),  305. 

3  See  Ibid.  *  Franklin  Ave.  Germ.  Sav    In- 

■•Thus,  in  Kentucky,  it,  like  any  stitution  v   Roscoe  Board    of  Ivhi- 

corporation  instituting  an  action  in  cation,  75  Mo.  40S. 
any  of  the  courts,  must  give  bond 


2l6  THE   LAW   OF   BUILDING  ASSOCIATIONS.  [CH.  X. 

inj^  from  its  corporate  name,  may  sue  in  its  right  name,  al- 
lo«^ing  that  it  is  ihc  party  intended,'  And  if,  being  plaint- 
iff, it  has  been  misnamed  in  bringing  a  l)ill  in  equity,  the 
detect  niav  be  cured  by  amendment  at  the  hearing."  An 
endorsement  upon  the  summons  served  on  a  building  asso- 
ciation, referring  to  the  within  writ,  but  giving  merely  the 
initials  of  the  society's  name  (as  "  O.  F.  B.  A.,"  meaning 
"  Odd  Fellows'  Building  Association  "),  creates  an  ambigu- 
ity which  is  removed  by  examining  the  "  within  writ," 
where  the  name  appears  in  full.'' 

Avonuonts  and  Kxliibits  in  Suits  Aijain.st  IMonibors. 

^  244.  In  a  suit  b)'  a  building  association  upon  a  bond 
given  to  it,  containing  the  usual  special  conditions  and  pro- 
visos, that,  upon  the  failure  to  make  certain  payments  for 
a  certain  length  of  time,  the  whole  principal,  with  interest, 
fines,  etc.,  shall  become  at  once  recoverable  ;  the  ordinary 
averment,  that  the  sum  stipulated,  with  interest,  yet  re- 
mains unpaid,  is  inapplicable.  It  has  been  held  insufficient 
in  Pennsylvania  to  ground  a  judgment  for  want  of  an  affi- 
davit of  defence.  The  declaration  or  complaint  (or,  if  the 
action  be  by  scire  facias  upon  the  mortgage  securing  the 
bond,  the  writ  which  takes  its  place,  or  if  the  proceeding 
be  in  equity,  the  bill),  must  show,  upon  its  face,  an  imme- 
diate cause  of  action.  It  cannot  be  presumed  or  inferred, 
without  specific  allegation,  that  there  was  a  failure  to  pay 
installments  beyond  the  stipulated  period  of  grace,  nor  that 
the  principal  sum,  etc.,  has  actually  become  recoverable.'' 
Upon  the  same  principle,  in  New  York,  where  the  mort- 
gage gave  the  building  association  a  power  to  sell,  if  de- 
fault be  made  "  in  the  said  monthly  payments,  for  the 
space  of  si.x   months,  after  they  or  any  of  them  shall  be- 

'  Hoboken  Building  Association  2  Hoboken  Building  Association 

V.  Martin,    13  N.  J.  Eq.  428.     See  v.  Martin,  supra;  and  references  in 

also  African  Society  z:  Varick,  13  note  above. 

Johns.   (N.  Y. )  38;  Trustees  z'.  Re-  -^  Odd  Fellows'  Building  Associa- 

neau,    2    Swan    (Tenn. ),    94;     Ft.  tion  z^.  Hogan,  28  Ark.  261. 

Wayne  r.  Jackson,  7  Black  f  (Ind.)  ■'Swift  z'.  The  Allegheny  Build- 

36.     Inhabitants    of    Upper    Alio-  ing  and  Loan  Ass'n,  82  Pa.  142. 
ways  Creek    z'.   String,  10  N.  J.  Iv. 
323;  Angell  and  Ames,  Corp.,  ^  647. 


§244-]    GENERAL  POWERS  OF  BUILDING  ASSOCIATIONS.  217 

come  due,"  and  the  building  association's  complaint  averred 
that  default  had  been  made  in  monthly  and  other  pay- 
ments, and  that  a  certain  sum  was  due,  but  not  that  any 
one  monthly  payment  had  been  due  six  months ;  a  de- 
murrer to  the  complaint  was  sustained,'  A  similarly  string- 
ent rule  was  applied  in  Indiana.  The  by-laws  of  the  so- 
ciety provided  that  all  loans  should  become  due  and  extin- 
guished b>-  the  stock  advanced  upon  in  six  years  from  the 
date  of  incorporation,  which  was  held  to  relieve  the  bor- 
rower from  liability  to  pay  weekly  dues  and  instalments  at 
the  expiration  of  six  years  from  the  date  of  the  loan.  They 
also  declared  that  a  failure  to  pay  weekly  dues  and  instal- 
ments for  three  months  should  have  the  effect  of  makine 
the  debt  presently  due.  Nine  months  after  the  expiration 
of  the  six  years,  the  society  filed  its  complaint  charging 
that  the  defendant,  the  borrower,  was  in  arrears  for  three 
months.  "  This,"  said  the  court,  denving  the  right  of  the 
plaintiff  to  judgment,  "  means  three  months  before  the  com- 
plaint was  filed,  and  as  the  time  limited  by  the  by-laws  had 
expired  nine  months  before  the  complaint  was  filed,  it  does 
not  show  that  he  (the  borrower)  was  in  default.  In  order  to 
show  a  right  of  action  it  should  have  been  alleged  that 
there  was  a  default  before  the  expiration  of  the  six  years 
fixed  by  the  b}--law\s,  as  the  time  for  which  the  members 
of  the  association  were  bound  to  pay  interest  and  dues.  It 
cannot  be  assumed,  in  aid  of  a  complaint  assailed  by  de- 
murrer, that  the  defendaut  was  guilty  of  a  breach  of  con- 
tract, for  that  must  be  affirmatively  alleged  by  the  plaintiff 
as  one  of  the  elements  of  his  cause  of  action."^  And  in 
Maryland  it  was  distinctly  asserted,  that,  where  the  con- 
tinuance of  default  for  a  specified  time  is  a  condition  pre- 
cedent to  the  sale  of  the  property  under  the  mortgage  and 
decree,  the  court,  unless  such  default  is  shown  to  exist,  will 
interfere  to  arrest  the  sale.^ 

'  Second  American   Building  As-  ^  Schaeffer  v.  The  Amicable  Per- 

sociation  v.  Piatt,  5  Duer  (N.  Y. ),  manent  Land  and  Loan  Co.  of  Bal- 

675-  timore  City,  47  Md.  126.    See  Ivquit- 

2  Lime   City   Building,  Sav.  and  able  M.  L.  L  Association  v.  Becker, 

I^an   Association   i>.  Wagner,   122  45  id.  632. 
Ind.  78;  23  N.  H.  Rep.  689. 
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§  245.  On  the  oilier  hand,  it  has  1icen  decided,  that,  in 
a  suil  bv  a  bnildino-  association  (mi  a  note  recitin.q-  that 
"  this  obli<^ation  is  oiveu  for  money  loaned  nnder  the  con- 
stitntion,  by-laws  and  regnlations  of  said  association,"  a 
cop\-  thereof  need  not  be  filed  or  made  part  of  the  com- 
plaint.' Nor  need  snch  copies  be  exhibited  in  a  complaint 
to  foreclose  a  mortgage  ;  nor  if  exhibited,  will  they  be 
considered  as  part  of  the  complaint.^  Nor,  again,  need  the 
complaint  on  a  promissory  note  for  the  payment  of  assess- 
ments in  a  bnilding  association  allege  with  particnlarity  the 
method  of  niakino-  the  assessments.^  Neither  need  the 
complaint  allege  the  filing  by  the  association  of  the  accept- 
ance of  a  statute  required  to  be  done  by  it.' 

^Vh:d  Constituto.s  a  Default. 

§  246.  What  is  to  constitute  a  default  on  the  part  of  a 
borrower  which  will  entitle  the  association  to  proceed 
upon  his  obligation  depends  upon  the  terms  of  the  latter 
and  of  the  rules  of  the  society.  For  instance  :  the  rules 
of  a  building  association  divided  its  stock  into  four  series, 
to  be  paid  for  in  weekly  payments  of  one  dollar  per  share  ; 
when  the  funds  accumulated  amounted  to  $500,  that  sum 
was  assigned  to  some  (then  termed  a  "  redeemed  ")  share, 
the  holder  of  which  was  thereafter  required  to  pay  interest 
on  the  amount  monthly,  besides  the  one  dollar  weekly 
dues,  until  all  the  shares  in  that  series  should  be  "re- 
deemed "  ;  a  shareholder  had  $500  assigned  to  him,  giving 
his  note  for  payment  and  a  trust-deed  securing  the  same, 
authorizing  a  sale  of  the  property  in  case  of  default  in  the 
monthly  or  weekly  payments  :  it  was  held  that  default  in 
the  payment  of  the  dues  was  the  default  in  the  weekly 
payments  referred  to  in  the  trust-deed,  and  authorized  a 
sale  of  the  property.'^     It  has,  however,  also  been  held  that 

'Anderson   Build.,    L.    F.,    etc.,  by-laws  are  filed  with  the  note  sued 

Association  v.   Thompson,  88  Ind.  upon,  the  whole  constitutes  one  in- 

405, — Niblack,  J.,  diss.  strumeiit  ;  Hatfield   v.  Huntington 

'Newman   v.    Ligonier    B.,    L.,  City    B.,     L.   and   S.    Association, 

etc.,  Association,  97  Ind.  295.  (Ind.  )  31  N.  E.  Rep.  532. 

'  Borchus  v.  Huntington   B.,  L.,  ■*  Ibid. 

etc.,     .Association,     97     Ind.     180.  ^  Wilson    v.    Schoenlaub,     (Mo.) 

Where  copies  of  constitution  and  12  S.  W.  Rep.  361. 
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the  treasurer  of  a  building  association  colluding  with  other 
officers  of  it  to  procure  a  wrongful  satisfaction  of  his  mort- 
gage, after  which  he  ceased  to  make  the  payments  required 
by  it,  may  be  treated  as  a  defaulter,  and  proceeded  against 
as  such  for  the  enforcement  of  his  debt.^ 

Conipiitation  of  Period  of  Default. 

§  247.  But  in  the  computation  of  the  period  fixed  by 
charter  or  by-laws  as  the  limit  allowed  before  the  whole 
debt  becomes  due,  partial  payments  of  dues,  etc.,  are  not 
to  be  counted.  The  period  begins  to  run  from  the  first  day 
of  the  month  next  following  the  last  month  of  which  the 
dues,  etc.,  were  fully  paid.  Thus,  where  the  period  of  six 
months  was  fixed,  as  the  period  wdiose  elapse,  without  pay- 
ment, would  give  the  association  the  right  to  proceed  upon 
the  securities  held  b}^  it  against  the  borrower,  to  enforce 
perfonnance  of  his  duties  and  undertakings,  and  collect  the 
debt,  it  w^as  held  that  a  member  was  to  be  deemed  six 
months  in  arrears,  notwithstanding  a  partial  payment  of 
dues  in  the  first  of  the  six  months  counted  ;  so  that,  where 
part  of  January's  dues  had  been  paid  and  judgment  and 
execution  were  had  in  July,  this  was  not  premature.'  But, 
since  the  dues  becoming  payable  each  month  constitute 
separate  debts  to  the  society,  if  a  member  is  in  arrears  five 
months  and  then  pays  up  for  each  succeeding  month,  he  is 
not  chargeable  with  a  default  of  six  months.^ 


Certainty  Hequircd  in  Defendant's  Allegations  of  Payment 
and  Proof.     Aj;<'ncy. 

§  248.  Conversely,  the  defendant,  in  his  allegations  of 
payment,  is  held  to  certainty  and  particularit\-  in  liis  state- 
ments and  proofs.  Thus,  in  an  affidavit  of  defence,  in 
Pennsylvania,  the  mere  allegation  of  payments  b\-  tlie  de- 
fending borrower  is  insufficient  to  prevent  judgment.  Such 
payments  must  be  distinctly  alleged  to  have  been  made  on 
the    claim   in  suit.'     The  presumption   is  that   they  were 

'  Quein   v.   Smith,    108   Pa.  325,  »  Building  Association  v.  Hopple, 

332.  12  W.  N.  (Pa.)  222. 

2  Barndt    v.   Greul,    4   Leg.   Gaz.  ■•  Selden  v.  The  Reliable  Savings 

(Pa.)    388;  S.    C,    I   Luz.    L.  Reg.  and  Building  Association,  2  W.  N. 

737.  (Pa.)4«';  32  I'-  1'-  Smith,  336. 
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made  upon  fines  and  dues.  And  it  is  the  duty  of  the  de- 
fendiiii^-  niortj^ai^or  to  prove  payment  of  the  mortf^as^e  to 
the  association,  wliere  that  is  the  defence,  with  reasonable 
certainty.  He  hokls  the  affirmative,  and  the  proof  is  on 
him.'  So,  under  a  plea  of  payment,  in  a  feigned  issue  to 
determine  the  amount  due  on  a  judgment  confessed  to  a 
building  association  by  a  borrowing  member,  the  burden  of 
proof  of  the  maturity  of  the  stock  rests  upon  the  defend- 
ant." And  where  a  party,  by  his  own  negligence,  has  de- 
prived himself  of  the  written  evidence  of  payments  claimed 
credit  for  by  him,  which  was  by  entry  in  a  book  provided 
bv  the  building  association  for  that  purpose ;  he  must,  in 
order  to  avail  himself  of  such  payments,  produce  convinc- 
ing proof  of  their  having  been  made.  Uncertain,  vague, 
and  indefinite  statements  will  not  suffice.^  In  an  action  by 
the  building  association  against  the  guarantor  of  an  in- 
debted member's  bond,  a  defence,  based  upon  an  alleged 
agreement  with  its  agent,  to  the  effect,  that,  upon  the  hap- 
pening of  a  certain  contingency,  the  surety  should  be  re- 
leased from  his  liability,  must,  in  order  to  be  available, 
establish,  besides  the  fact  of  the  happening  of  the  contin- 
gency, also  that  the  agreement  existed  within  the  knowl- 
edge of  the  officers  of  the  building  association,  or  that  the 
agent  was  acting,  at  the  time,  within  the  scope  of  his  au- 
thorit}',  or  that  his  declarations  were  made  in  the  course  of 
business  which  he  was  authorized  to  transact.^ 


Defence  on  (irouiid  of  Misrepresentations. 

§  249.   It  was  held   in  Illinois  that  a  bill  could  not  be 


'  Association  v.  Wall,  7  Phila. 
(Pa.)  240.  The  report  of  auditors, 
though  impeachable  for  fraud,  is 
prima  facie  evidence  of  the  condi- 
tion of  the  books  of  the  officers : 
Holgate  V.  Shutt,  27  Ch.  D.  iii;  28 
id.  Ill,  .\nd  a  declaration,  by 
order  of  the  board  of  directors, 
that  the  shares  are  fully  paid  up,  is 
evidence  of  the  fact,  which  must 
prevail  in  the  absence  of  jjroof  that 
their  calculations  were  based  upon 
an  erroneous  principle  and  of  loss 


to  the  society  :  Mechanics  and 
Workingmen's  Building  Associa- 
tion V.  Monroe,  (Pa.)  7  Atl.  Rep. 
728;  6  Centr.  Rep.  580. 

2  Watkins  v.  The  Workingmen's 
Building  and  Loan  Association,  97 
Pa.  514. 

3  Clarkville  Building  and  Loan 
Association  v.  Stephens,  26  N.  J. 
Eq.  351. 

•■  Gass  V.  Citizens'  Building  and 
Loan  Association,  95  Pa.  loi.  Comp. 
ante.  §  174. 
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sustained  by  a  borrower  against  the  association  to  enjoin 
the  foreclosure  of  trust-deeds  given  by  him  to  it  and  for 
cancellation  of  his  shares  on  the  ground  that  complainant 
was  induced  to  become  a  borrower  by  false  and  fraudulent 
representations  of  the  society's  officers,  oral  and  by  circulars, 
as  to  the  cheapness  of  loans  in  it,  where  the  borrower 
freely  and  voluntarily  entered  into  the  arrangement  held 
out  to  the  public  by  the  society,  and  did  not  seek  relief 
until  after  experimenting  with  it  for  a  few  years  and 
reaching  the  conclusion  that  it  was  not  as  profitable  as  he 
supposed/  Similarly  it  was  decided  in  Missouri,  that,  in  a 
procedure  to  restrain  foreclosure,  the  statement  by  an 
officer  of  a  building  association  as  to  how  many  more  pay- 
ments would  have  to  be  made  on  a  note  given  to  secure  the 
payment  of  a  series  of  small  sums  for  an  indefinite  time, 
being  a  mere  expression  of  opinion,  created  no  estoppel  on 
the  society  ;  -  and  in  Alabama,  that  expressions  of  opinion 
as  to  the  number  of  payments  required  to  be  made  in  order 
to  bring  the  stock  to  maturity,  were  not  fraudulent  repre- 
sentations entitling  a  party  relying  upon  them  to  relief  in 
equity.^  It  follows  that  such  representations  can  constitute 
no  defense  by  a  borrower  to  a  suit  on  the  part  of  the  asso- 
ciation to  enforce  his  obligation. 

I?ui<l<'!i  <>lS]i<)\viii<>  AVaut  of  Prero<iutsitos  to  Valid  Loan. 

;i  250.  It  has  been  held,  that,  where  by  charter  the 
right  of  the  association  to  collect  otherwise  usurious  in- 
terest, premiums  and  fines,  is  qualified  by  a  proviso,  "  that 
sucli  stockholder  shall  have  signed  an  agreement  contain- 
ing the  following  words,  etc.,  the  building  association  can 
only  recover  the  actual  amount  loaned,  with  legal  interest, 
if  the  borrower  has  not  signed  the  agreement  referred  to.^ 
If  so,  the  burden  of  showing  the  failure  to  sign  it,  rests  upon 
him.'* 

'  Quincy   BuiWing  and  Loan  As-  ciation,    72    Ala.    207.       See    also 

socialion    v.  WinJet,    29    111.    App.  Johnston  v.  Rlizahelh  Ruildinj^  and 

173;   affirmed,  128  111.  67;  21  N.  E.  Loan  Association,  104  Pa.  394. 

Rep.   12.  •<  Bnilding  Association  v.  Lyons, 

*  Ilanimerslough  ?'.  Kansas  City  2  Knlp  (Pa.)  409 

B.  L.,  &c.  Association,  79  Mo.  80.  '•  Ibid.    See  Nicely 's  Est.,  3  id.  47. 

'  Lake    v.  Security   Loan    Asso- 


222  Tin:    LAW    OF    lU'ILDING    ASSOCIATIONS.  [CH.   X. 

A\«MiiuMi<  itf.  Mild  IM<'iis  (<>,  lii«'<u|nna(i()ii.     T<>iu1<m-. 

ii  j^i.  It  was  hold  in  Missouri,  that,  in  a  snil  l)y  an 
association,  an  avcnncnl  1)\-  it  that  it  was  a  corporation 
"  dnh-  incorporated  nndcr  and  by  virtue  of  an  act  of 
General  Assembly  of  the  State  of  Missouri,  entitled,"  etc., 
was  a  sufficient  allegation  of  the  plaintiff  's  corporate  exist- 
ence.' But  it  seems  that,  in  general,  no  specific  allegation 
of  incorporation  will  be  required,  either  where  the  building 
association  is  plaintiff,  or  where  it  is  defendant,  beyond  the 
mere  statement  of  its  name,  and  the  making  of  the  agree- 
ment or  the  creating  of  the  lien  between  the  association 
and  the  other  party,  out  of  which  the  suit  arises.  This  is 
impliedly  averred  b\-  the  name  itself,"  and  no  proof  of  it 
need  be  made  b)-  a  corporation  plaintiff  under  a  plea  of  the 
general  issue.  If  the  want  of  corporate  existence  is  relied 
upon  as  a  defence,  it  must  be  raised  distinctly  by  the  plea 
of  //f(/  ticl  corporation,^  which  may  be  either  a  plea  in  bar, 
or  in  abatement.^ 


'  Chillicote  Savings  Association 
V.  Ruegger  et  al.,  60  Mo.  21S. 

*  Stein  V.  Indianapolis  Building, 
Loan  Fund  and  Savings  Associa- 
tion, 18  Ind.  237;  Odd  Fellows' 
Building  Association  v.  Hogan,  28 
Ark.  26r,  cit.  Norris  v.  Staps,  Hob. 
211;  The  Dutch  West  India  Co.  v. 
Henriques,  2  Ld.  Ray.  1535;  The 
President  of  the  U.  S.  Bank  v. 
Harkins,  i  Johns.  Cas.  132;  The 
Bennington  Iron  Co.  v.  Ruther- 
ford, 3  Harr.  (N  J. )  105;  Harris  v. 
The  Muskingum  M.  Co.,  4  Blackf. 
(Ind.)  267;  Richardson  i'.  The  St. 
Joseph's  Iron  Co.,  5  lb.  146;  Dut- 
cher's  Cotton  Manufacturing  Co.  v. 
Davis,  14  Johns.  239;  Bank  of  Utica 
:'.  Smalley,  2  Cow.  770;  Ken- 
nedy V.  Cotton,  28  Barb.  59;  Bank 
of  Michigan  v.  Williams  5  Wend. 
478;  Bank  of  Water vi  He  v.  Belster, 
13  How.  Pr.  270.  See  also  Frantz 
v.  The  Teutonia  Building  Associa- 
tion No.  2,  24  Md.  259;  where 
there  was  an  ex  parte  proceeding 
by  the  society. 


^  See  Odd  Fellows'  Building  As- 
sociation V.  Hogan,  28  Ark  261; 
Phenix  Bank  of  N.  Y.  v.  Curtis,  14 
Conn.  437;  Champlin  v.  Tilley,  3 
Day,  303;  Sutton  v.  Cole,  3  Pick. 
232,  245;  Penobscot  Boom  Corpo- 
ration V.  Lamson,  16  Maine,  224; 
Bank  of  Manchester  v.  Allen,  11 
Verm.  302;  Boston  Type  Foundry 
V.  Spooner,  5  Vt.  93;  Lord  v. 
Bigelow,  8  Vt.  445;  ^tna  Insur- 
ance Co.  V.  Wires,  28  Vt.  93;  School 
District  v.  Blaisdell,  6  N.  H. 
197;  Bank  of  Utica  v.  Smalle}',  2 
Cow.  (N.  Y. )  770;  Lehigh  Bridge 
Co.  V.  Lehigh  Coal  and  Naviga- 
tion Co.,  4  Rawle,  (Pa.)  9;  Zion 
Church  V.  St.  Peter's  Church,  5 
Watts  and  Serg.  (Pa.)  215;  Fritz  v. 
Commissioners  of  Montgomery,  17 
Pa.  130;  Clark?'.  Turnpike  Co.,  13 
Leg.  Int.  (Pa.)  156;  Rheem  v. 
Naugatuck  Wheel  Co.,  33  Pa. 
358. 

■•  "  A  plea  in  bar  impugns  the 
right  of  action  altogether;  a  plea  in 
abatement,  only  the  form  or  names 
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§  252.  How  far  the  practical  dissolution  of  the  society 
before  the  intended  period  of  its  winding-up,  affects  exist- 
ing contracts,  will  form  the  subject  of  discussion  later  on,^ 
But  it  may  be  stated  here,  that,  where  the  fact  of  the  in- 
debtedness is  established,  a  very  clear  case  should  be  made 
out  to  enable  a  debtor  to  escape  liability,  on  the  ground 
that  the  building  association  has  ceased  to  exist.- 

§  253.  A  tender  of  the  amount  actually  due  the  asso- 
ciation, or  of  such  terms  as  will  satisfy  its  just  demands, 
and  make  a  suit  unnecessary-,  made  before  suit  brought,  or, 
with  accrued  costs,  after  its  commencement,  will,  besides 
stopping  the  running  of  interest  until  the  tender  is  ac- 
cepted, make  the  building  association,  refusing  it,  liable  to 
costs  of  suit,  although  remaining  entitled  to  a  decree.^ 
Nor  does  the  bringing  of  suit  against  a  member  relieve  him 
of  the  necessity  of  continuing  his  stipulated  payments  and 
interest,  or  suspend  his  liability  to  fines  for  delinquency  in 
his  regular  payments.' 

Suits    by  3IeinbtMs   Ajj^ainst    Socioty.      AVitlulraAval,  Bal- 
ances, Proinisi'd  l^oaii,  Keliisal  to  Transier  Shares. 

§  254.  It  has  already  been  said  that  the  exercise  of  the 
privilege  of  withdrawal,  under  the  statutes  of  the  several 

in  which  it  was  brought.     Stephen  tinction  seems  to  be,  that  where  the 

on    Plead.    432.     Hence   the    mis-  plea  is  substantially  that  of  misno- 

nomer  of  a  corporation,  as  well  as  mer,   it   is   in  abatement;  when  it 

of  a  natural  person,  must  be  pleaded  goes  to    the  existence  of  the  cor- 

in   abatement.      But   the    defence  poration,  at  the  time  of  the  impe- 

that  there  never  was  such  a  natural  tration  of  the  writ,  or  any  time,  so 

person   as   the  plaintiff,    in  rcritm  as  to  impugn  the  right  of  suing  at 

natum,  or  that  such  a  corporation  all,  it  is  in  bar. 

as  that  named  as  plaintiffs  never  ex-  '  See  post,  §?  523,  et  seqq. 

isted,  which  are  pleas  of  precisely  «  Hoboken  Building  Association 

the  same  nature,  go  to  the  right  of  v.  Martin,  13  N.  J.  Eq.  428. 

action   altogether,    and   are   there-  ^  Columbian    Building     Associa- 

fore    pleadable     in   bar.   .   .  .  One  tion   of  East  Baltimore   No.    4    v. 

reason   is,    that,  in  the  latter  case,  Crumb,   42  Md.  192;  and  see  ante, 

thedefendant  cannot  give  the  plain-  §  172. 

tiffs  a  better  writ,  which  must  gen-  '  The  German  Fair  Hill  Building 

erally     be     done     in     abatement.  Association  v.  Metzger,  3  \V.  N.  C. 

thougli     perhaps      not      always."  (Pa.)    204;   Union    Building   Loan 

Sharswood,  J.,  in  Northumberland  Association  of  New   Brunswick  v. 

County  Bank   v.  Eyer,  60  Pa.  436  The  Masonic  Hall  Association,  etc., 

(439).      where      the     question      is  29  N,  J.  Eq.  389. 
thoroughly    discussed.      The     dis- 
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States  ami  the   nilos  of  the  bnildiiio-  associations,  ogives  to 
the   inemhLT  availin^i;-  himself  of  it  the  rii^ht  to  enforce  his 
claim   npon   the  society  by  suit  at  law.      His  rio;hts  in  this 
respect  have  been  snfficiently  examined.'     All  that  need  be 
said  here  is,  that,  where  he  is  permitted  to  sue  at  all,  he  sues, 
in  such  a  case,  as  a  withdrawing-  member,  and  not  as  a  mere 
creditor.     Kven   though  he  holds  from  the  society  an  ac- 
knowledgment  of  the   receipt    of  his  withdrawal  notice, 
coupled  with  a  statement  that  his  shares  ''  will  be  paid  in 
resi^ular  order  of  notice,"  and  signed  by  the  secretary  of  the 
building-  association,  this  will  not  avail  him  as  an  absolute 
obligation  on  its  part  for  the  payment  of  money  to  him.  In 
a   case  in  point,   the  writing  was  as  follows  :     "  Philadel- 
phia, March    lo,    1880.     Mr.  James  W.  M.  Newlin : — Mr. 
James  K.  Duffy  has  this  day  transferred  to  your  name  four 
shares  of  the  capital  stock  of  the  Milton  Building  Associa- 
tion, No.  2,  in  the  first  series,  the  value  of  which  is  seven 
hundred  and  eight   dollars  ($708).     Notice  of  withdrawal 
has  been  given   on  these  shares,  and  they  will  be  paid  in 
regular  order  of  notice.     M.  A.  Quinn,  Secretary."     This 
instrument  was   held  to  be  simply  in  the  nature  of  proof 
that  there  was  a  certificate  to  which  N.  was  entitled,  and 
amounting  to  an  appropriation,  in  advance,  of  funds  of  the 
society   to  his  claim  to  be  disposed  of  in  regular  order  of 
notice."     The   principle   is    still  more   plainly  stated  in  a 
North  Carolina  case,  where  it  is  said  that  orders  issued  by  a 
building  association  to  a  stockholder  do  not  entitle  him  to 
stand  as  an  absolute  creditor  of  the  association,  but  only  as 
a  member  with  a  claim  upon  the  corporate  assets  after  pay- 
ment of  the  corporate  debts.^ 

'  See  ante,  §§  iii.etseqq.     As  to  bility;  it  is  a  mere  evidence  of  in- 

by-law    provisions   in   restraint  of  debtedness,  and,  after  payment,  is  a 

actions   at  law,  requiring  arbitra-  voucher  in  the  hands  of  the  treas- 

tion,  etc.,  see  post.  §  271.  urer.    Ashland  Banking  Co.  v.  Cen- 

"  Newlin  i'.  The  Milton  Building  tralia   Mutual   Saving   Fund  Asso- 

and  Loan  Association  No   2,  9  W.  ciation,     9    Luz.    Leg.    Reg.  (Pa.) 

N.   (Pa. )  220.     See  also  Christian's  41. 

App.,  104  Pa.  188,   189.     Nor  is  an  »  Heggie   v.    Building   and  Loan 

order  drawn  by  the  pre.sident  upon  Association,    107  N.    C.    581;  12  S. 

the  treasurer  a  bill  of  exchange,  or  E   Rep.  275. 
possessed  of  the  quality  of  negotia. 
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§  255.   It  is  no  longer  a  donbtful  qnestion  whether  or 
not  the  twofold   relation  of  corporator  and  creditor  of  the 
corporation    can    be    sustained   by    the    same    person/    or 
whether  or  not  a  member  of  a  corporation,  standing  to  it  in 
the  relation  of  a  creditor  merely,  having  a  present  and  per- 
fected demand  against  it,  may  become  the  plaintiff  in  a  suit 
against  the  corporation  to  enforce  the  claim.-     This  does 
not  extend  to  allowing  a  member  or  a  building  association, 
qua  shareholder,  to  sue  the  society  for  the  value  of  his  paid- 
up  stock  before  the  wnnding  up  of  the  society  or  the  series 
to  which  he  belongs.     The  value  of  the  stock,  as  has  been 
seen,  is  not  a  present  subsisting  claim  against  the  building 
association   in   any  one   of  its  members  before  final  settle- 
ment,   but    depends    upon    his   going   through  the  whole 
course  and   can   be   ascertained  only  upon  actual  winding- 
up.^     But  remembering  that  reference  is  here  had  only  to 
definite   and  complete  rights,   arising  out  of  contract  rela- 
tions between  the  member  and  the  society,  independently 
of  those  of  membership  merely,  a  member  of  a  building  as- 
sociation is  just  as  free  to  sue  the  corporation  to  which  he 
belongs,  in  order  to  enforce  such  rights,  as  any  stranger  in 
a  similar  position. 

§  256.  The  assignment  to  a  member  of  a  withdrawn 
member's  unpaid  balances  makes  him  a  creditor  to  the 
same  extent  that  the  assigning  member  was  such.     If  the 

'  Criswell's   App.,     \oo  Pa.    488,  to  wind  up  and  make  distribution. 

454.  Brilton  v.  The  American  Building 

*  Angell  and  Ames,  Corp  ,§  394;  and     Loan   Association,    12    Phila- 

Hennighausen   and   Wolff,  Rec'rs,  430;  35  Leg.  Int.   (Pa.)  474      Nor 

V.  Tisher,  50  Md.  583;  U.  S.  Build-  does  the  report  of  auditors   fixing 

ing  and  Loan  Association  v.  vSilver-  the   value  of  the   shares  entitle   a 

man,  85   Pa.   394,  and  ante,  i:!§  1 18-  withdrawing    member   to    a  judg- 

iiQ_  ment   for  that  amount,  for  want  of 

3  O'Rourke    v.   West  Pennsylva-  an   affidvavit  of  defence,  the  value 

nia  Loan  and  Building  Association,  the  shares  being  liable  to  a  deduc- 

93  Pa   308.     Nor,  in  Pennsylvania,  tion.     Love  v.   Building  and  Loan 

can    a    member    obtain  judgment  Association,  1 1  W.  N.  (Pa. )  303.  See, 

against  the  society,  for  want  of  an  however,   supra,  §  248,   note,   as  to 

affidavit  of  defence,  for  the  value  of  the  effect  of  the   auditors'   report, 

his      shares,      merely     upon     the  etc.,    as   prima   facie   evidence    of 

strength  of  the  report  of  auditors  maturity  where  this  is  made  a  de- 

that  the  shares  were  at  par,  and  l)e-  fence   to   the   enforcement   of   the 

fore  a  meeting  has  been  convened  borrower's  obligation. 
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transfer  is  of  an  ascertained  lialance  due  the  assignor  in  the 
hands  of  the  society,  and  is  made  to  a  continuino-  member 
o[  the  association,  the  Latter  is  in  the  position  of  one  who 
hokls  a  cLaim  aj^ainst  the  same,  which  is  entirely  distinct 
from  his  own  rights  as  a  member,  and  which  he  may  en- 
force against  tlie  society.  It  has,  therefore,  been  held, 
that  where  a  member  becomes,  by  assignment,  the  holder 
of  claims  of  balances  due  other  members  who  have  with- 
dvawn,  but  whose  lawful  demands  have  not  yet  been  paid 
bv  the  building  association,  his  claim,  upon  which  he  has  a 
perfect  right  to  sue  the  association,  is  not,  in  sucli  case, 
liable  to  set-off  or  reduction  by  the  building  association  on 
account  of  losses  sustained  since  the  ascertainment  of  those 
balances.  As  a  shareholder,  it  is  argued,  every  member  is 
liable  for  his  proportion  of  the  common  losses  ;  but  as  a 
creditor,  he  is  entitled  to  recover  the  amount  due  him  inde- 
pendently of  all  losses  ;  and  if  there  are  acknowledged  and 
ascertained  balances  standing  in  favor  of  any  persons  who 
were  members  and  had  withdrawn,  they  must  be  presumed 
to  have  been  arrived  at  after  allowing  all  deductions  to 
which  the  withdrawing  members,  the  assignors,  were  then 
subject  or  liable,  and  as  such,  the  claim  passes  in  its  integrity 
to  the  assignee,  to  be  enforced  by  him,  or  set-off  against  a 
claim  which  the  association  may  have  upon  him.' 

§  257.  Where  there  has  been  a  promise  by  a  building 
association  to  loan  a  certain  sum  of  money  to  a  member, 
he  cannot,  in  case  of  subsequent  refusal  of  the  company, 
maintain  an  action  of  assumpsit  to  recover  the  sum  thus 
promised  from  it.^  "  The  judgment  could  only  be  for  a 
sum  of  money  certain,  and  would  finally  settle  and  deter- 
mine that  that  amount  belonged  to  the  plaintiff.  It  would 
be  conclusive  upon  the  parties ;  and  would,  as  a  necessary 
consequence,  estop  the  defendant  from  afterwards  claiming 
that  the  money    so   recovered    was  loaned   to  the  plaint- 

'    Hennighausen      and       Wolff,  ciety's   attorney   had,    without   its 

Receivers,  etc.,  v.  Tisher,  50  Md.  knowledge  or  consent,   placed  the 

583.    {Saed queered  See  ^§  141-142. )  mortgage  offered  by  the  applicant, 

*  Conway  r.  The  Log  Cabin  Per-  and  which   was  deemed  insufficient 

manent    Building   Association,    52  security,  and  rejected,  upon  record- 

Md.    137.     Even  although  the  so-  See  ante,  §  124. 
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iff."  '  The  remed)-,  in  such  case,  might  be  an  action  on  the 
case  for  breach  of  contract.'  But  the  association  is  not  com- 
pellable in  equity  to  perform  specifically  an  obligation 
to  lend  money  to  a  member,  who  has  bid  off  the  loan  at 
auction,  when  its  solicitor  believes  the  title  offered  as 
security  to  be  defective."^ 

§  258.  The  case  of  a  plaintiff  suing  a  building  asso- 
ciation for  damages  upon  an  unjust  refusal  to  allow  a 
transfer  on  its  books  of  shares  acquired  by  him,  the  transfer 
of  which  was  duly  requested  of  the  society's  officers, 
presents  no  features  different  from  those  characterizing 
similar  actions  against  other  corporations.  The  right  to 
sue  the  association  in  such  case  is  undoubted,^  and  the 
measure  of  damages  is  the  same,  mutatis  jmctandis^  as  in 
other  corporations,  viz.:  the  valiie  of  the  stock  at  the  time 
of  refusal,  which  is  to  be  ascertained  by  getting  the  amount 
paid  thereon  as  dues,  and  adding  interest  from  the  time  of 
the  several  payments.'* 

Society  3Iust  bo  Party  to  Bill  in  Certain  Ctuises. 

§  259.  Where  the  deeds  of  conveyance  of  real  estate 
conveyed  by  the  trustees  of  a  building  association  contained 

'  In    Bennett   v.    Merchantsville  and  L.  Association,  41  X.  J.  Eq.  20 

Building,  etc.,  Association,  44  N.  J.  See  note  to  this  case  as  to  specific 

Eq.    116;   22  A.  and  E.  Corp.  Cas.  enforcement  of  contracts  to  borrow 

623;   13  Atl.   Rep.  852;  12  Centr.  R.  or  lend  money:  and  compare  Berg- 

232:3  R.   and  Corp.  L.J.  610.     A,  man  v.  St.   Paul   Mut.   B.   Associa- 

a  member,  borrowed  money   from  tion,  29  Minn.  282;   13  N.  W.  Rep. 

the  society,  to  be  paid  to  him  as  re-  122. 

quired  for  the  erection  of  a  house  •  German  Union  Building  and 
on  a  lot  mortgaged  as  security.  B  Savings  Fund  Association  i'.  Send, 
furnished  lumber  and  understood  mayer,  50  Pa.  67;  State,  Galbraith 
he  was  to  be  paid  out  of  this  money,  r-.  People's  Building  and  Loan  As- 
which  was  entrusted  to  C,  a  mem-  sociation  of  Camden,  43  N.  J.  L.  389- 
ber  of  a  committee  of  the  society^  •■  lb.  and  North  America  Build- 
to  be  so  paid  out.  C  appropriated  ing  Association  v.  Sutton,  35  Pa. 
part  of  the  money  to  the  payment  463.  See  also  Larkins'  App.,  38  Pa. 
of  a  debt  owing  him  by  it.  It  was  457.  And  see  post,  §§  473-474. 
held  that  B  could  sue  C  and  the  But  where  the  stock  has  a  readily 
society.  ascertainable    value    in   the   stock 

«  Conway  v.  The  Log  Cabin  Per-  market,    that   would    probably   be 

manenl        Building       Association,  the     measure.       vSee     Babcock    v. 

supra.  Middlesex  vSavings  Bank  and  Build- 

»  Conklin     v.     People's     Build.  ing  Association,  28  Conn.  302. 
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certain  restrictive  coveimnts  ao;recd  to  in  the  conveyances 
by  the  j^rantees,  one  covenant,  in  particuhir,  beincv  to  the 
effect  that  the  restrictive  covenants  shonld  not  only  innre 
to  the  henetit  (^f  tlic  pcrstins  for  the  time  being-  entitled 
nnder  the  eonvevances  to  be  thereafter  made  by  the  cov- 
enantees, bnt  that  the  covenantees  shonld  be  deemed  to  be 
trnstees  of  the  covenants  for  the  benefit  of  the  persons  for 
the  time  beings  claimin"-  nnder  any  conveyances  already 
made  by  the  trnstees  of  the  society  ;  it  was  held  that  the 
trnstees  were  necessary  parties  to  a  bill  bronght  to  enforce 
the  performance  of  the  restrictive  covenants, — the  bill  be- 
ing filed  by  the  pnrchaser  of  a  grantee  against  another 
person  standing,  in  respect  of  the  society,  in  a  similar  po- 
sition as  himself.'  And  in  an  eqnitable  proceeding  by  a 
member  against  misbehaving  officers  of  the  bnilding  asso- 
ciation, it  has  been  seen,  the  latter  must  be  made  a  party 
defendant." 

Nature  and  Qualifications  of  Rigrht  of  Ordaining-  By-T^aws. 

§  260.  The  power  of  ordaining  by-laws,^  a  sort  of  private 
statutes  for  the  internal  government  of  the  association, 
regulating  details  impossible  to  foresee  and  provide  for 
either  by  general  statutes  or  by  original  charter,  is  inci- 
dental to  the  very  being  of  a  corporation,  being  annexed  to 
it  tacitly  by  law,  if  not  expressly  conferred  by  charter,* 
And  clauses  in  a  charter  granted  by  special  act  of  Legisla- 
ture, giving  "  the  force  and  effect  of  legal  enactment "  to 
the  "  constitution  and  by-laws  "  that  may  be  adopted  by 
the  society,  confer  no  greater  sanction  than  that  usually 
given  in  charters  which  contain  no  such  provisions.''  Or- 
dinarily this  power  resides  in  the  corporate  meeting  of  the 

'  Eastwood  V.  Lever,  4  DeG.,  J.  constitution  and  by-laws:     Wang- 

and  S.  114.  erien  v.  Aspell,  42  Ohio  St.  655:  24 

«  See  ante,  §  194.  N.  E.  Rep.  405.     Infra,  §  272. 

'  The  power  of  making  new  by-  *  See  Angell  and  Ames,  Corp.,  §§ 

laws  necessarily  includes    that    of  325-368;    Field,  Corp.,    ^?,    294-313; 

changing    existing    by-laws     from  i  Morawetz,  P.  C,  §  491, — and  case 

time  to  time,  and  the  latter  power  in  next  note. 

is   unaffected   by  the   fact  that  the  ^  Martin    v.    Nashville    Building 

members  all  signed    the    original  Association,  2  Cold,  (Tenn.)   418. 
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Stockholders/  to  be  exercised  by  them  in  the  same  manner 
in  which  the  charter  directs  them  to  exercise  other  powers, 
or  to  transact  general  business."  It  is  only  by  express 
charter  provision,  that  this  power  can  be  delegated  to  par- 
ticular officers  or  bodies  of  members,  e.  g.^  the  Board  of 
Directors.^  In  such  case,  and  wherever  the  charter  pre- 
scribes the  mode  in  which  by-laws  shall  be  passed,  or  the 
preliminaries  to  be  observed  in  order  to  make  them  effect- 
ual and  valid,  all  regulations  upon  the  subject  must  be 
strictly  followed.^  And  all  by-laws,  to  be  binding,  must  be 
in  conformity  (i)  with  existing  and  supreme  laws,  ?>.,  with 
the  constitution  of  the  United  States,  and  the  acts  of  Con- 
gress under  it ;  with  the  constitution  and  all  valid  laws  of 
the  State  of  which  the  society  is  a  corporation  ;  and  with 
the  common  law  as  there  accepted  ;  (2)  with  the  charter, 
its  letter  and  its  spirit ;  (3)  with  reason  and  equity."  Where 
these  features  are  found,  and  the  by-law  has  been  properly 
passed,  every  member's  consent  is  conclusively  presumed 
and  his  submission  required." 

By-Laws  3Iu!st  Coiirorm  to  Constitution  and  Goncial  Laws 
of  Union  an<l  State. 

§  261.  The  Constitution  of  the  United  States,  and  the 
laws  enacted  by  Congress,  are  part  and  parcel  of  the  consti- 
tution and  laws  of  ever>'  individual  State,  and  as  such  are, 
so  far  as  applicable,  equally  supreme  with  the  latter  over 
the  corporation  formed  under  them.  A  by-law  which  con- 
travenes any  provision   of  either   is  utterly  void  ;  and  not 

'  Morton    Gravel    Road    Co.     v.  *  A  majority  constitutes  a  quorum 

Wysong,  51  Ind.  4.  for  the  purpose  of  passing  a  by-law, 

2  As  to  rules  relating  to  corporate  where  no  special  number  is  fixed, 

meetings,  see  ante,  ^^  159-163.  But   the   co-operation   of  a  person 

^  See  Morton  Gravel  Road  Co.  7>.  not  intended  by  charter  to  have  a 

Wysong,   supra:  and  see  Heintzel-  voice  will  invalidate  the  law. 

man     z:     Druids    Relief    .'\ssocia-  *  Lynn    r.   Freeniansburg   Build- 

tion,  38  Minn.  138,  36  X.  W.    Rep.  ing  and  Loan  Association,  117  Pa., 

100,    that     the     power    to    amend  I,  12. 

may  be  conferred   upon  the  direct-  «  See    Hagerman    7:    The    Ohio 

ors  by  the  by-laws  themselves.     Of  Building  and  Savings  As.sociation, 

"immemorial  usjige,"   which  may  25  Ohio  St.  186;  Angell  and  Ames, 

also  authorize  such   delegation   in  Corp.,   ?  499;  Field,    Corp.,  §  226; 

some  cases,  there  can  be  no  ques-  ante,  §  62. 
tion  in  building  associations. 
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oiilv  the  laws  in  force  at  the  time  of  the  o^rantin*^  of  the 
charter  [oi'  which  the  coiuinon  law  of  the  State  is  an  essen- 
tial part),  but  all  that  may  be  subsequently  passed  are  to  be 
taken  into  consideration.' 


Also    widi    ("liuitrr    ami    1*ui|k>so    of    Iiu'orporaiioii    aiul 
Sta(u<«  s  l{«'jiulatiiiji  Saiiio. 

§  262.  The  authority  to  pass  by-laws  is  the  authority  to 
pass  such  bN-laws  as  are  consistent  with  the  articles  of  in- 
corporation." Hence  all  by-laws  must  conform  to  the  pur- 
poses for  which  the  corporation  is  created,  as  gathered  from 
its  charter,  and  must  be  in  accordance  with  the  intention 
which  dictated  the  same  ;  otherwise  they  are  void.'*  It  is, 
however,  the  legitimate  province  of  the  Legislature  to  de- 
fine the  purposes  for  which  corporate  capacity  may  be  con- 
ferred and  acquired.  Its  will  may  be  expressed  in  granting 
a  specific  charter  directly  ;  or  it  may  be,  once  for  all,  de- 
clared by  a  general  statute  under  which  the  associations  de- 
siring the  privileges  of  building  associations  may  become 
incorporated.  In  either  case,  the  spirit  of  the  enactment 
— the  intention  of  the  Legislature  in  providing  for  this 
particular  species  of  corporations  a  particular  class  of  pow- 
ers— governs  the  conduct  of  the  association,  and  circum- 
scribes the  extent  of  its  lawful  enterprises,  just  as  the  ex- 
press provisions  of  the  enactment  become  an  essential  part 
of  the  charter  itself.  In  this  connection  it  must  be  remem- 
bered that  the  provisions  of  a  charter  granted  under  a  gen- 
eral enactment,  far  from  being  conclusive,  are  themselves 
valid  only  when  in  conformity  with  the  statute,  and 
nullities  when  in  opposition  to  it.'  A  by-law  which  is 
contradictory  of  such  provisions,  if  in  harmony  with  the 
statute,  is  therefore  perfectly  valid.''  For  the  purposes  of 
the  present  discussion,  however,  it  is  to  be  assumed  that 
the  charter  conforms  to  the  statute. 

§  263.  When  there  is  a  question,  whether,  in   point  of 

'  See  ante,  §§  29,  30,  36,  40-42.  3  Martin    z'.     Nashville   Building 

*  Bergman  v.  St.    Paul    Mut.    B.  Association,  2  Cold.  (Tenn.)  418. 

As.sociation,    29   Minn.    275;  13  N.  ■•  See  ante,  §?  40-41. 

W.  Rep.  120.  °  Booz's  App.,  109  Pa.  592. 
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fact,  the  by-law  is  such  as  to  frustrate  the  legitimate  and 
declared  object  of  the  association  ;  then,  in  a  controversy 
regarding  its  enforcement,  the  jury  becomes  practically  the 
judge  of  its  legality  or  illegality/  If  no  other  facts  appear 
to  the  jury,  by  the  proof,  going  to  show  the  object  of  such 
an  association,  than  the  constitution  or  by-laws,  and  the 
contract  made  in  accordance  therewith,  a  verdict  that  the 
contract  is  not  illegal,  is  not  only  supported,  but  required, 
by  the  evidence.^  But  if  it  be  shown,  by  proof  satisfactory, 
that  the  practical  operation  of  the  by-law  is  such  as  to  de- 
feat that  declared  object,  or  to  bring  about  a  result  not  law- 
ful under  the  laws  of  the  State,  and  the  declared  purposes 
of  the  incorporation  the  by-law  must  be  held  to  be  void,^ 
and  contracts  made  with  those  who  deal  with  the  associa- 
tion under  the  illegal  by-law  cannot  be  enforced  by  the 
courts.^ 

§  264.  But  where  the  by-law  is,  upon  its  face,  clearly  a 
violation  of  the  charter  and  of  the  statutes,  it  is  presump- 
tively void.  Thus,  where  the  statute  prohibits  the  in- 
vestment of  the  corporate  money  upon  any  security  ex- 
cept that  of  real  estate  or  the  public  funds,  a  by-law  per- 
mitting loans  upon  the  security  of  the  borrower's  shares  in 
the  society  is  void.''  So,  where  the  act  directs  that  the 
building  association  shall  put  up  its  money  at  auction,  and 
that  the  member  bidding  the  highest  premium  shall  be  en- 
titled to  the  loan,  a  by-law  fixing  a  minimum  prehiium, 
under  which  no  bids  are  to  be  received,  is  entirely  void  ;  "^ 
and   where  its   operation   has  compelled  a  member  to  con- 

'  Parker  z\  Tlie  Fulton  Loan  and  and  Loan  Association,  77  N.  C.  145; 

Building  Association,  46  Ga.  166.  sie  also  Lord  and  Robinson  v.  The 

*  lb.  Ivssex  Building  Association  No.  4, 
^Martin  v.  The  Nashville  Build-  37  Md.  320;  and  ifi/ra  passim. 

ing  Association,  2  Cold.  (Tenn.)  •''' Cullerne  e'.  London  and  Suburb. 
41S;  Herbert  v.  Kenton  Building  Gen.  Perm.  Benef.  Building  So- 
und Savings  Association  of  Coving-  ciety,  (C.  A.)  25  Q.  B.  0.485129 
ton,   n   Bush  f  Ky. )  296;  Gordon  r.  W    R.  SS. 

Winchester  Building  and  Accuniu-  '■  Sliles'  .\pp.,   95  Pa.    122;  State 

lating    Fund    Association,     12    Id,  c'.  Greenville  Building  Association, 

no  29  Ohio  St.  92;  State  ?:  The  Ober- 

*  Mills  V.  Salisbury  Building  and  lin  Building  and  Loan  Association, 
Loan   Association,    75   N.   C.    292;  35  Ohio  St.  258. 

Latham    v.    Washington    Building 
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tract  for  a  hit;her  pemiiiin  than,  in  the  course  of  free  and 
lej^itiniatc  competition,  he  would  have  been  obliged  to  bid, 
the  excess  cannot  be  recovered  from  him.  Ihit  it  must  ap- 
pear that  he  was  ]U'cjudiced  by  the  operation  of  the  illegal 
by-law.' 

§  2O5.  In  like  nuinner,  where  the  charter  called  for  a 
division  of  funds  whenever  the  shares  in  any  series  became 
worth  $200,  a  by-law  was  held  void  which  directed  that, 
whenever  the  value  of  the  certificates  of  any  series  was 
equal  to  $200  each,  and  there  were  not  funds  enough  in 
the  treasury  to  pay  non-borrowers,  then  one  half  of  the  en- 
tire income  should  be  set  aside  for  that  purpose  ;  and  when- 
ever there  were  $200  in  the  treasury  it  should  be  put  up 
for  sale,  the  holders  in  the  series  only  being  allowed  to  bid, 
and  the  money  should  be  paid  to  the  highest  bidder,  the 
premium  being  first  deducted  and  added  to  the  value  of 
the  remaining  certificates.^  To  this  same  category  of  illegal 
by-laws  belong  all  such  as  place  restraints  beyond  merely 
formal  regulations  calculated  to  secure  order,  certainty,  and 
expedition,  and  in  no  way  interfering  with  or  delaying 
established  rights,  upon  the  withdrawal  of  members,  where 
that  right  is  given  by  statute  upon  compliance  with  cer- 
tain requirements.^ 

§  266.  Of  the  different  classes  of  by-laws  void  for  trans- 
cending the  charter,  the  following  may  be  noticed  :  by-laws 
creating  a  new  office,  imposing  an  oath  of  office  where 
none  is  provided  by  the  constitution,  giving  a  vote  to  a 
petson,  or  a  casting  vote  to  an  officer,  who  is  not  entitled  to 
it  by  the  charter,  restricting  the  right  of  an  officer  to  vote 
to  a  mere  casting  vote  in  case  of  a  tie,  altering  the  pre- 
scribed method  of  election,  or  imposing  new  or  additional 
tests  or  qualifications  on  members  or  voters,  and  changing 
the  salaries  of  officers,  having  their  salaries  already  fixed 
in  the  charter,  or  by  special  contract.' 

§  267.   It   is  but  a    corollary  of  the   foregoing  proposi- 

'  Orangeville      Mutual       Saving      tual  Saving  Fund  and  Building  As- 
Fund     and     Loan    Association    v.       sociation,  7  W.  N.  ( Pa. )  95- 
Young,  9  W,  N.   (Pa.)  251.  3  See  ante,  ^  132. 

*  Rodgers  v.  South  Western  ^lu-  •"  See   Angell    and    Ames,   Corp. 

§345- 
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tions,  that,  where  a  by-law  is  capable  of  two  interpreta- 
tions, one  giving  it  a  lawful,  the  other  giving  it  an  unlaw- 
ful effect,  the  former  must  be  adopted.^ 

By-Laws  must  be  Reasonable  ami  Equitable. 

§  268.  Particularly  important  in  the  matter  of  fines  and 
forfeitures,  the  attributes  of  reasonableness  and  equity  are 
essential  to  the  validity  of  all  by-laws."  For  instance,  the 
original  rules  of  a  building  society  provided  for  the  ap- 
pointment of  a  standing  body  of  arbitrators  to  settle  dis- 
putes between  it  and  its  members,  three  of  that  body  to  be 
chosen  by  lot  to  decide  any  particular  dispute.  After  a 
controversy  had  arisen  between  the  society  and  one  of  its 
members  who  had  given  notice  of  withdrawal,  the  former 
undertook  to  change  the  rules  so  as  to  permit  it  to  select 
the  tribunal  to  try  the  controversy.  Assuming  that  a 
member  who  had  given  notice  of  withdrawal  might  be 
bound  by  changes  made  thereafter  in  the  rules,^  it  was  nev- 
ertheless held  that  this  change  could  not  be  permitted  to 
affect  the  controversy  pending.'  It  is  true,  that  what  is 
bad  as  a  by-lazv  as  against  common  right,  may  be  good  as 
a  contract ;  since  a  man  may  part  voluntarily  with  a  com- 
mon right,  of  which  it  is  impolitic  and  unjust  to  permit 
him  to  be  deprived  by  a  by-law  passed  without  his  assent, 
or,  perhaps,  knowledge.'"'  Whilst,  therefore,  a  by-law  may 
be  void  as  against  strangers  and  dissenting  members,  it  may 
yet  be  good  as  a  contract  between  the  association  and  those 
of  its  members  who  assented.  And  the  principle,  that  all 
the  corporators  are  presumed  to  assent  to  what  is  done  at  a 
regular  meeting,  will  not  deprive  a  dissenting  member  of 
his  remed}-.  Wliere  that  presumption  applies,  it  goes  hand 
in  hand  with  the  other  ])resumption,  that  the  corporation 
will  pass  only  legal  votes;  and  where  this  latter  fails  in 
point   of  fact,  the   other   drops   also."     That   is  to  say,  the 

'Simpson    v.    Greenfield     lUiild.  '  Christie  r.  North.  Counties,  etc., 

and   Sav.  A.ssociation,  38  Ohio   vSt.  Soc,  43  Ch.  I).  62. 

349  "  Angell  and  Ames,  Corp.,  ^  342. 

2  Lynn  v.  Preemansburj,'  Ruildinj^  «  Anj^ell  and  Ames,  Corp.,  g  342; 

and   Loan  Association,    117    Pa.    i,  cit.     Stetson  r'.  Kempton,  13  I\Li.ss. 

"•  282;  In.surance  Co.   v.    Connor,    17 

■^  See  ante.  ^,  141-142.  Pa.  136. 
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conclusive  presninption  that  ever}-  iiieiuber  assents  to  the 
bv-huvs  adopted  1)\-  the  majority,  applies  only  where  those 
bv-hiws  are  within  reason  and  equity,  and  does  not  apply 
where  these  limits  are  exceeded.' 

§  269.  Upon  the  requirement  of  equity  and  reasonable- 
ness, probably,-  rest  the  doctrine  that  by-laws  are  to  be 
given  a  prospective,  rather  than  a  retrospective  operation.^ 
So  far  as  rights  acquired  b)-  members  against  the  society 
under  contracts  in  which  they  deal  with  each  other  as 
strangers  are  concerned, — rights  which  do  not  spring  from 
and  are  not  modified  by  the  membership  relation  and  into 
which  the  latter  does  not  enter, — they  cannot,  of  course,  be 
affected  by  any  by-law  passed  after  they  have  become 
vested/  But  as  to  those  rights  also  which  spring  from  the 
membership  relation,  from  the  original  contract  of  mem- 
bership, it  may  be  said,  that,  even  though  designed  to  have 
a  retrospective  operation,  a  by-law  cannot  become  effective, 
without  the  consent  of  the  member,  substantially  to  alter 
the  right  he  acquired  under  a  former  state  of  the  rules,  in 
reliance  upon  which  presumptively  he  assumed  the  mem- 
bership relation,  and  entered  into  the  contract  of  member- 
ship.'* An  apt  illustration  is  afforded  by  a  decision  in  New 
York.  The  capital  stock  of  a  corporation  to  shares  of  which 
a  party  subscribed  was,  according  to  the  then  by-laws,  all 
of  one  class  and  equal.  A  subsequent  by-law  undertook  to 
divide  the  corporate  stock,  in  the  hands  of  its  owners,  into 
two  classes,  giving  one  of  them  a  preference  over  the  other 
in  sharing  in  the  earnings  of  the  company.  At  the  suit  of 
the  party  referred  to,  whose  stock  was  not  in  this  latter 
class,  the  by-law  was  declared  invalid.*^  Upon  the  same 
principle,  the  recent  decision  of  the  Colorado  Court  of  Ap- 
peals is  sustainable,  in  which  it  was  declared,  that,  where 
one  became  a  member  of  a  building  association  at  a  time 
when   its   by-laws  permitted    non-borrowing    members    to 

'  Hagerman  v.  The  Ohio  Building  ^  See  ante,  §§  141-142. 

and  Savings  Association,    25   Ohio  ''  See  ante,  §§  141-142. 

St.  186.  s  See  ante,  §§  141-142. 

*  See  In  re  Norwich  and  Norfolk  *  Kent  z'  Quicksilver  Mining  Co., 

Building  Society,  Smith's  case,  L.  78  N.  Y.  159. 
R.  I  Ch.  D.  481. 
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withdraw  upon  a  certain  notice  receiving  the  amounts  paid 
in  by  them  without  interest,  that  right  could  not  be  taken 
away  from  him  b}-  a  repeal  of  said  by-laws.'  In  each  of 
these  cases,  the  attempt  was,  by  subsequent  b)'-law,  to  take 
away  from  the  member  a  right  which  was  of  the  essence 
of  his  contract  of  membership, — to  destroy  a  substantial 
part  of  the  consideration  upon  which  his  entrance  into  that 
contract  was  presumptively  founded  :  in  the  one  case,  the 
right  to  share  equally  in  proportion  to  his  stock  interest  in 
the  common  earnings, — in  the  other,  the  right  to  dissolve 
his  connection  at  pleasure  in  a  certain  way  and  upon  pre- 
arranged terms.^  Of  course,  where  the  change  made  by 
the  new  by-law  is  not  of  such  a  character,  but  where,  look- 
ing at  the  fundamental  scheme  of  the  common  enterprise, 
it  is  in  the  line  of  its  original  purposes,  the  same  objection 
does  not  hold  good,  but  the  presumption  obtains  that,  by 
his  contract  of  membership,  the  member  has  agreed  in  ad- 
vance to  submit  to  all  lawful  alterations.  And  in  so  far  as 
his  contract  of  membership  and  his  duties  as  a  member 
enter  into  and  are  part  and  parcel  of  any  other  contract  he 
mav  make  with  the  association,  such  alterations  cannot  be 
said  to  impair  it,  either.^ 

By-Laws  ^Manifestly  Contrary  to  Interest  of  Society,  etc., 
A'oid. 

§  270.  By-laws  which  are  manifestly  contrary  to  the  in- 
terests of  the  association,^  and  all  "  nugatory  and  vexatious, 
unequal,  oppressive  "  by-laws  are  void.' 

15y-Laws  IJcstrictinji-  3Ienil)(>rs  from  I'ursuinjuf  |jej;;al  Heni- 
e«li<'s.     Arbitration. 

§  271.  As  a  general  thing,  "by-laws  prohibiting  mem- 
bers from  pursuing  their  legal  remedies  beyond  the  juris- 
diction of  the  corporation,  are  void  ;  since  no  power  less 
than    that    of  the   Legislature   can    exclude  a   subject    or 

'  Holyoke     Builflinj^    aii<l    Lo.ui  ^  See  ante,  ^?  141-142. 

Association  i'.  Lewis,  i  Colo.  A])]).  '  See  Gosling  v.  Veley,  12  Q.  B. 

127;  27  Tac.  Re]).  S72.     See  ante,  i^  347. 

113,  note.  *  vSee  Angell  ami  Ames,  Corp.,  I 

"  See  ante,  ^^  99  et  seqq.  347. 
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citizen  from  his  violit  to  leoal  redress."  '  Yet  the  desirable 
results  to  be  attained  by  providing-  a  method  of  settling 
disputes  between  the  building  a.ssociation  and  its  members, 
without  the  intervention  of  the  courts,  is  self-evident.  A 
reenlar  s^•stem  of  arbitration  has,  therefore,  been  devised  in 
England,  and  made  applicable  to  building  associations  by 
statute,-  giving  the  arbitrators  the  privilege,  at  the  request 
of  either  member  or  association,  to  state  a  case  for  the 
opinion  of  the  court.^  No  attempt  has  been  made  in  this 
country  to  introduce  such  a  system  generally,  although  in- 
dividual building  associations  have  at  times  adopted  rules 
providing  for  the  adjustment  of  certain  specified  differences 
between  the  association  and  its  members  by  reference.  If, 
between  the  society  and  the  member,  these  be  made  part 
of  an  express  contract,  they  will  be  enforced.  Thus,  in 
Virginia,  a  borrower  covenanted,  that,  in  case  of  his  de- 
fault, and  the  sale  of  the  mortgaged  land,  or  if  the  associa- 
tion should  decide  to  dissolve  before  the  time  fixed  in  its 
charter,  it  should  receive  from  the  borrower,  or  out  of  the 
proceeds  of  the  sale  of  the  mortgaged  premises,  in  the  first 
case,  in  discharge  of  his  obligation,  such  an  amount  as 
might  be  determined  upon  by  referees  chosen  by  both 
parties,  according  to  the  rate  at  which  shares  might  be 
redeeming  at  the  time  of  such  sale  or  dissolution.  It 
was  held  that  this  agreement  was  not  unlawful,  that  the 
parties  were  competent  to  make  it,  and  that  it  must  be  en- 
forced.^ 

'  lb.,  ?   341;   Mentz  v.   Armenia  Association,  22  Grattan  (Va  )  233. 

Fire  Ins   Co.,  79  Pa  478,  480.  That  members  who  have  given  no- 

'  37  and  38  Vict.,  C.  42,  §  21.  ticeof  withdrawal  are  still  members 

3  37  and  38  Vict  ,  C.  42,  I  36,  within  the  meaning  of  a  provision 
which  has  been  held  to  oust  the  for  settling  by  arbitration  disputes 
jurisdiction  of  the  courts:  Hack  v.  between  the  society  and  its  mem- 
London,  etc.,  Soc,  23  Ch.  D.  103;  bers:  Walker  r'.  Gen.,  etc.,  Soc, 
Municipal,  etc.,  Soc.  v.  Kemp,  9  36  Ch.  D.  777,  see  ante,  §  109:  and 
App.  Cas  260.  As  to  what  dis-  that  the  society  cannot,  while  a 
putes  do  not  come  within  the  pro-  dispute  is  pending,  change  the 
visions  for  arbitration,  see  French  method  of  selecting  arbitrators  to 
V.  Municipal,  etc,  Soc  ,  53  L.  S  ,  try  it:  Christie  v.  North.  Counties, 
Ch.  D.  745;  Johnson  t/.  Altrincham,  etc.,  vSoc  ,  43  Ch.  D,  62,  see  ante,  § 
etc.,  Soc,  49  L.  T.,  N.  S.  568.  268. 

*  White  V,  Mechanics'    Building 
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Xotice  of  New  By-Laws. 

§  272.  It  has  been  said  that  a  person  has  the  right  to 
treat  the  by-laws  given  to  him  on  his  becoming  a  member 
in  a  bnilding  association  as  all  the  by-laws  the  association 
has,  and  that  he  is  not  bonnd  to  take  notice  of  modifica- 
tions of  the  same  {e.g.^  with  respect  to  withdrawing)  on  the 
record  of  the  company  simply,  without  further  notice  to 
him,  which  notice  mnst  be  proved  by  the  company  to  have 
been  given  to  him,  where  it  seeks  to  hold  him  affected  by 
such  modifications.'  Where  notice  of  a  new  by-law  is 
necessary  in  order  to  affect  a  person  by  it,  it  must  of  course 
be  proven  against  shareholders  as  well  as  strangers  by 
direct  or  by  presumptive  evidence,  and  cannot  be  imputed 
by  an  arbitrary-  rule  of  law."  But  the  rule  that  members 
of  a  corporation  are  bound,  in  matters  pertaining  to  their 
rights  and  duties  as  such,  by  every  by-law  lawfully 
adopted,  results,  not  from  any  supposed  notice  to  them  of 
the  by-law,  but  from  the  implied  terms  of  their  agreement 
of  membership,  wherefore  it  is  ordinarily  quite  immaterial 
whether  they  had  notice  of  a  new  by-law  or  not.^  The 
contract  of  membership  carries  /;/  greniio  the  right  on  the 
part  of  the  society  to  alter  the  by-laws  from  time  to  time.^ 
It  is  a  right  which  is  given  it  by  statute.  A  person  can- 
not, therefore,  become  a  member  on  condition,  expressed 
or  implied,  that  the  by-laws  shall  remain  as  they  are  at  the 
time  of  his  accession  to  it,  and  has  no  right  to  presume 
that  thev  will  so  remain,  or  at  anv  time  to  bind  the 
society  by  his  acting  upon  the  supposition  that  they  have 
so  remained, — beyond  this  that  the  fundamental  tenns  of 
his  original  contract  of  membership  must  continue  un- 
changed, except  by  his  consent. 

Kstopix'I  l'|K>ii  T>isiMifinjf  Validity  of  Hy-LaAV. 

§  273.  One  who  has  acted  as  a  member  and  enjoys  the 
benefits  of  membership  in  a  building  association  under  its 

'  McKenney   v.    Diamond  State  '  Ibid. 

Loan    Association,    (Del.)    iS   Atl.  *  Rosenburg  v.   Northumberland 

Rep.  905.  Building  Soc,  22  (j.  B.  D.  373,  per 

*  1  Morawet?,  Priv.  Corp.,  '</,  500a.  Fry,  L.  J.     See  supra,  §  260,  note. 
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bv-la\vs,  cannot   1k^   heard,  when  Ihcy  are  sonj^ht  to  l)e  en- 
forced against  liini,  to  disi)ute  their  N'alidity.' 

I'«>r<'i,uii  Itiiihliii^'  As.soi'iatioiis. 

i^  274.  A  corporation  chartered  l)y  one  state  is,  when 
acting  in  a  corporate  capacity  in  another  state,  subject  to 
all  the  laws  and  reunlations  of  the  latter."  It  cannot  do 
any  acts  which  1)\-  the  law'S  or  policy  of  the  state  in  which 
it  is  operating-,  are  forbidden  to  its  own  citizens  or  corpora- 
tions entiaiied  in  a  similar  bnsiness.-'  On  the  other  hand 
acts  permitted  by  the  laws  of  that  state  to  like  corporations 
nia\-  l)e  performed  by  it  there,  in  the  absence  of  a  prohibi- 
tion contained  in  its  charter,  thongh  the  general  laws  of 
the  state  in  which  it  is  incorporated  interdict  them.'*  Ac- 
cordingly it  has  been  held  in  Illinois  that  a  bnilding  asso- 
ciation of  another  state  doing-  bnsiness  in  Illinois  is  snb- 
ject  to  the  laws  of  Illinois  as  to  bnilding  associations  in 
this  that  an  Illinois  member  of  it  may  withdraw  from  it 
npon  such  notice  as  is  required  by  the  Illinois  statute.^ 
And  a  similar  doctrine  is  declared  in  North  Carolina.  A 
building  association  was  chartered  in  Virginia.  It  estab- 
lished a  branch  in  North  Carolina,  with  a  local  board  of 
managers  and  treasurer.  Application  for  a  loan  was  made 
to  this  body  and  sent  to  the  "home  oflice  "  in  Virginia, 
from  which  the  money  was  remitted  to  the  local  concern 
who  passed  it  to  the  borrower.  The  mortgage  given  by 
him  was  executed  and  covered  land  in  North  Carolina. 
The  bond  was  payable  in  Virginia.  An  assignment,  ab- 
solute on  its  face,  of  his  shares  was  executed  to  the  associa- 
tion by  the  borrower  as  part  of  the  transaction.  Under  the 
terms  of  the  contract  between  the  parties  it  was  claimed, 
that,  upon  default  made  by  the  borrower  in  the  stipulated 
payments,   the  association  might  appropriate  to  itself  the 

'  Buildinj^    Association    v.    Min-  239;  U.   S.   Mortgage  Co.  v.  Gross, 

nick,   I   Kulp  (Pa.)  513;  Building  93  111.  453,  and  other  cases. 

Association    v.    Arbeiter    Bund,    6  ■*  Pairpoint   Mfg.    Co.    v.    Watch 

Bull.  823.  Co.,  i6r  Pa.  17. 

*2  Morawetz,  Priv.    Corp  ,?  964.  ^  Granite   State   Provident  Asso- 

3  Ibid.,     {;      965,      cit.     Bank   of  ciation  z'.  Lloyd,  145  111.  620134  N. 

Augusta  V.  Earle,   13  Pet.    (U.  S.)  E.  Rep.  142. 

592;    People  V.  Howard,  50  Mich. 
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borrower's  stock  and  without  allowing  him  any  credit 
therefor  upon  his  mortgage  '  demand  payment  of  the  whole 
debt  secured  thereby.  Default  having  been  made  and  the 
property  mortgaged  sold  under  a  power  of  sale  therein 
given,  the  mortgagor  sued  for  an  accounting,  the  associa- 
tion setting  up  the  above  claim  as  an  answer  to  his  suit  on 
the  ground  that  it  w^as  in  accordance  with  the  law  of  Vir- 
ginia and  that  the  contract  was  to  be  treated  as  a  Virginia 
contract.  It  was  held  that  it  was  to  be  treated  as  a  North 
Carolina  contract ;  that,  under  the  law  of  North  Carolina, 
the  claim  of  the  association  was  unconscionable  ;  that  the 
assignment  was  to  be  regarded  as  a  pledge  of  the  stock 
only  as  security  ;  and  that  the  association  must  account  to 
the  borrower  accordingly." 


CHAPTER  XI. 

LEGALITY   AND  EFFECT  OF  CERTAIN  ACTS  AND  CONTRACTS 
OF  BUILDING  ASSOCIATIONS. 

?  275.  Meaning  of  the  term  "  ultra  vires. " 

?  276.  Criterion  of  legality  of  acts  of  building  associations. 

^  277.  Acts  merely  in  excess  of  power  maybe  made  good  as  against  so- 
ciety.    Lialjility  of  agents  and  directors, 

^  278.  Acts  and  contracts  in  excess  of  power  merely,  and  in  defiance  of 
statutory  prohibition;  effect  of  either  upon  the  rights  and 
liabilities  of  either  party.     Estoppel. 

§  286.  Power  of  building  associations  to  borrow  money.  English 
cases. 

?  297.   Rule  in  America  as  to  borrowing  powers. 

§  300.  What  constitutes  borrowing.    Overdrafts.     Deposits. 

?  302.  Status  of  lender  on  distrilmtion  of  a.ssets. 

{/  303.   Power  of  building  associations  to  acquire  and  hold  lands. 

''/,  305.  English  decisions  on  power  to  acquire  lands.  Liability  of 
directors  acting  ullra  vires. 

\  308.  American  rule  as  to  power  to  acqi:ire  and  hold  lands. 

§  310.  ICffect  upon  cori^oration  of  unlawful  departure  from  proper 
functions. 

?3ri.   Misuse  of  the  power  of  lending  money. 

<;  312.  Nature  of  security  to  Ije  lawfully  taken.     Sureties. 

'  See  ante,  ^  149.  however,    with     the    above    cases, 
'Rowland      v.      Old     Dominion  Jvarwell  i'.  Hanover  vSav.  Fund  So- 
Building  and  Loan  Association,  { N.  ciety,  40  Ohio  St.  274. 
C.)   18  S.   E.  Rep.  965.     Compare, 
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?  314.  Loans   to   straiiijers  and    persons  not  sui  /'//ris.     Mortgages  of 

married  women. 
J  321.  Loans  to  other  corporations. 
J  324.   Power  to  reserve  interest. 

I  325.   Power  to  comi)roniise.     TralTickiiig  in  society's  stock. 
J  327.   Declaring  dividends. 
§  32S.  Liability      to     Stale      for    unlaw  fid     departure     from    powers 

granted. 

>lt':niiiiji-  oftlio  T<m-iii  "I'ltra  Vivos." 

^  275.  The  inaccuracy  of  the  term  ////ra  I'ires^  applied 
to  corporate  acts,  either  prohibited  by  law  and  invalid  at 
common  law,  or  merely  in  excess  of  the  powers  intended, 
bv  the  act  of  incorporation  and  the  charter,  to  be  conferred 
upon  its  creature,  the  corporation,  frequently  does,  and,  in 
the  nature  of  the  case,  very  readily  may  lead  to  confusion.' 
There  is,  how^ever,  no  other  term  familiar  to  legal  phrase- 
ology, by  which  the  one  or  the  other  of  these  classes  may 
safely  be  indicated.  And  it  is  believed,  that  any  difficulty 
arising  from  this  lack  of  precision  will  be  obviated,  if  the 
ambiofuitv  of  the  term  ultra  vires  is  borne  in  mind.  In 
pointing  out  the  result,  in  either  case,  the  arrangement  and 
precedents  adduced  in  this  chapter  will  scarcely  admit  of 
any  remaining  doubts  upon  the  principles  applicable.  But 
it  must  be  remembered,  that,  with  the  infinite  diversity 
subsisting  between  the  statutes  of  the  several  States 
touching  building  associations,  and  the  extent  and  limi- 
tations of  their  powers,  as  well  as  the  constitutional  re- 
strictions, which,  in  the  one  State  or  the  other,  may  come 
into  play,  it  is  impossible  to  lay  down  any  precise  and 
universal  rule  as  to  what  a  building  association  may  law- 
fully do  or  engage  in.  The  constitution  and  laws  of  the 
State  must  be  primarily  referred  to.  All  that  can  be  here 
attempted  is  to  indicate,  in  general  propositions,  the  con- 
sequences following  illegal  or  presumptuous  actions,  and  to 
supply  the  material  upon  which  to  found,  in  any  par- 
ticular case,  an  argument  from  the  analogy  of  established 
decisions. 

Criterion  of  Lojifsility  of  Acts  of  Biiilrtiiiff  Associations. 

§  276.   It   may  be   broadly  stated  that  transactions  not 

'  See  2  Morawetz,  Priv.  Corp.,  W  648-653. 
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authorized  by  statute  or  rules,  and   not   incidental  to  the 
conduct  of  a  building  association's  business  are  void/     In 
treating  of  the  power  of  building  associations  to  contract, 
it  has  already  been  said  that  it  is  confined  to  such  objects 
as  are  fairly  within  the  scope  of  the  business  contemplated 
by  their   charters  as  the   proper  and  legitimate  purpose  of 
their  creation,  or  necessars'  in  order  to  its  effectual  accom- 
plishment."      What    this    purpose    is,    has    already    been 
shown.^     To  all  practical  intents,  it  may  be  said  to  be,  to 
enable  a  number  of  associates  to  combine  and  invest  their 
savings,  to  mutual  advantage,  so  that,  from  time  to  time,  any 
individual  among   them   may  receive  out  of  the  accumu- 
lation of  the  pittances  which  each  contributes  periodically, 
a  sum  by  way  of  loan,  wherewith  to  buy  or  build  a  house, 
morto-aeine  it  to  the  association  as  security  for  the  money 
borrowed,  and  ultimately  making  it  absolutely  his  own  by 
paying  off  the  encumbrance  out  of  his  subscriptions.'     It  is 
only  so  far  as  they  serve  these  purposes,  and  are  confined  to 
the  objects  legitimately  involved  therein,  that  the  acts  of 
building    associations    fall    properly    within    the    powers 
granted.     As  soon  as  they  transgress  these  limits,  they  are 
ultra  vires  J' 

Acts  Moroly   in  Evcoss  of  Powers  may  Ix'  31acle  (lood  as 
Aj;aiiist  Society.     Friability  of  Aj;eiits  and  l>iic<-tois. 

§  277.  The  acts  of  a  corporation,  wot  per  se  illegal,  or 

7nalum  prohibitum,  but  iiltra  vires,  affecting,  however,  only 

the  interests  of  the  stockholders,  may  be  made  good  (so  far 

as  the  society  is  concerned)  by  their  assent.''     On  the  other 

hand,  if  the  agents  or  officers  make  ultra  vires  contracts, 

they  may  be  personally  responsible  to  the  stockholders  for 

damages  sustained   ])y  reason  of  such  contracts,'  and  prob- 

■  Small   V.    Smith,    10  App.  Cas.       R.   686;   25  J.    P.    805;   opinion  of 

119.  Kindersley,  V.-C. 

*  vSee  ante,  \  218.  •'  See  Green's  Brice's  ITltra  Vires, 
■'  See  ante,  \\  7,  90-94.  p.  54-     As  to  acts  ultra  viics  of  the 

*  See  In  re  Kent  Benefit  Building      agent's  powers,  but  not  of  the  asso- 
Society,  30  L.  J.,  Ch.  785;  S.  C,  4       ciation's,  see  ante,  ii  247. 

L.   T.    Rep,,   N.  S.   610;  7  Jur.,  N.  «  Kent  ?'.  Quicksilver  Mining  Co., 

S.    1045;   I    Dr.  and  Sm.  417;  9  W.       78  N.  Y.  159. 

.    7  See  Field,  Corp.,  §  266. 
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ablv  to  third  parties,  concerned  in  the  contracts,  npon  an 
implied  assuni]isit  that  their  corporation  had  the  power  to 
do  what  thc\-  liad  assnnietl  to  do  in  its  name.' 

Acts  iiiul  (Wmtrju'ts  in  I'^xrossof  Powors  3Iorol>,  niid  in  !)«'- 
liant'o  <>lS(atn(<>r.v,etc.,  I'roIiibiHon.  I'^doct  of  I'Mther 
upon  Oic  Ki^iils  and  Liabilities  <»l"  I'Mtlu'r  Party.  I*]s- 
toppol. 

§  278.  A  bnilding  association's  acts  ultra  vires^  whilst 
they  always  constitnte  a  species  of  misbehavior  on  its  part, 
which  nun-  render  it  liable  to  a  forfeitnrc  of  its  franchises, 
do  not  necessarily  absolve  either  it,  or  the  party  with  whom 
it  was  dealing,  from  obligations  thns  wrongfully  contracted, 
or  deprive  either  one  of  the  rights  which  wonld  spring 
from  them,  if  they  were  indeed  lawfnl.  The  plea  of  ultra 
vires  imports,  not  that  the  corporation  conld  not,  and  did 
not,  in  fact,  make  the  nnanthorized  contract,  bnt  that  it 
onght  not  to  have  been  made.'-  Such  a  plea  either  of  the 
parties  ma}*  be  estopped  from  setting  up.  An  unauthorized 
act  of  a  building  association  may  be  one  which  is  simply 
in  excess  of  its  powers  ;  or  it  may  be  one  which  it  is  dis- 
tinctly indicated  by  the  lyCgislature  that  it  shall  not,  under 
any  circumstances,  be  permitted  to  do. 

§  279.  In  the  former  case,  it  is  clear  that  the  individual 
contracting  with  the  society,  being  himself  under  no  disa- 
bility to  make  the  contract,  cannot  plead  the  impropriety 
of  the  society's  entering  into  it  as  an  excuse  for  the  non- 
perfonnance  of  the  obligations  resulting  from  it  to  him. 
The  society,  on  the  other  hand,  if  the  contract  be  still  ex- 
ecutor}', and  the  other  party's  rights  have  not  yet  become 
perfected,  nor  his  condition  so  changed  as  to  entitle  him,  in 
justice,  to   insist  upon  the  whole  performance,  may  plead 

'  Richardson  v.  Williamson,  Law  get  her  money  back  from  it,  sued 

Rep.,  6  y.  B.    276;  S.   C.,4oL,  J.,  the     defendants,    who,    upon    the 

Q.  B.    145.     The  defendants,  direc-  above  principle,  were  held  liable  in 

tors  of  a  building  association,  had  damages  for  a   breach  of  implied 

received   deposits,  giving   receipts  warranty   of  authority.      Nor   can 

therefor,  promising  to  repay,  with  they  claim   contribution   from  the 

interest,  upon  fourteen  days' notice,  members.     See  ante,  |i(  189-191. 

after  the  expiration  of  three  months.  «  See  Bissell  v.  The  M.  S.  and  N. 

As  the  society  had  no  power  to  bor-  J.  R.  R.  Co.,  22  N.  Y.  258. 
row  money,  the  plaintiff,  unable  to 
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the  incompatibility  of  the  contract  with  its  legitimate  pow- 
ers, and  avoid  it  upon  that  ground.  If,  however,  the  con- 
tract has  become  wholly,  or  in  part,  executed  by  the  indi- 
vidual ;  if  the  association  has  reaped  the  benefit  of  it,  and 
the  other  party's  condition  has  become  so  changed  thereby 
as  to  make  it  impracticable  to  absolve  the  corporation  from 
its  bargain  without  injurv'  to  him, — then  the  corporation 
is  in  the  position  of  a  natural  person  who  has  estopped 
himself  by  his  own  wrong  from  claiming  a  privilege  of 
which  otherwise  he  might  avail  himself ;  and  then,  as  in 
the  case  of  an  individual,  so  in  the  case  of  a  corporation, 
the  abuse,  or  misuse,  of  a  power,  by  employing  it  for  an 
end  or  purpose  for  which  it  ought  not  to  be  employed,  and 
was  not  given,  whilst  it  may  give  rise  to  a  liability  to  the 
public,  and  call  for  the  State's  interposition  to  enforce  the 
law  and  punish  the  delinquent,  cannot  operate  as  a  defence 
in  a  civil  action,  available  to  either  of  the  contracting 
parties.' 

§  280.  But  where  there  is  a  distinct  legislative  prohibi- 
tion, the  wrongful  act  cannot  become  the  ground  of  any 
legal  right.  This  prohibition  need  not  be  express  ;  it  is 
enough  if  there  is  no  doubt  left  of  the  intention  to  pro- 
hibit. It  then  amounts  to  a  legal  disability,  depriving  the 
act  or  contract  prohibited  of  any  existence  before  the  law, 
and  preventing  it  from  being  made  the  foundation  of  a 
right  of  action  by  either  party.' 

§  281.  Applying  these  principles  to  the  question, 
vvhether  or  not  a  person,  who  has  incurred  liabilities  to- 
wards a  building  association,  may  set  up  its  illegal  acts,  not 
distinctly  prohibited  b>-  law,  as  a  defence  to  the  enforce- 
ment of  the  contract,  even  where  the  proof  of  its  existence 
involves  the  demonstration  of  its  impropriety,  it  is  clear 
that  he  can  claim  no  immunity  upon  such  showing.  Thus 
it  constitutes  no  defence  for  a  person  in  such  condition, 
that  the  entire  amount  of  the  capital  stock  provided  in  the 
charter  had   not  been  taken,  when  the  society  went  into 

'  Manufacturers  and  Mechanics'  ^gee  lb.  and  Turner  v.   Calvert, 

Saving  and  Loan  Co.  z:  Conover,  5       12  Serg.  and  R.  (Pa.)  46. 
Phila.  (Pa.)  18. 
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operation,  all  the  laws  for  the  creation  and  ort^anization  of 
the  sociotN'  havinj;-  been  snbstantiall\-  complied  with,  and 
there  bein<^  no  law  reqnirin<;- a  bnildino-  association  l(^  have 
more  capital  stock  than  the  amount  actually  subscribed  for 
and  taken  in  it.'  Nor  is  the  fact  that  a  member  of  a  bnild- 
ino- association,  sued  by  it,  was  permitted  to  hold,  in  his 
own  ri^ht,  a  number  of  shares  greater  than  the  maximum 
prescribed  b)-  the  by-laws  of  the  cor23oration,  but  not  in 
excess  of  the  number  limited  by  the  statute,  a  defence  for 
him  ov  his  guarantors,  against  any  claim  which  the  build- 
ing association  may  have  on  account  of  such  shares, 
whether  for  stated  dues,  interest,  or  fines.  The  building 
association,  in  such  case,  may  waive  its  own  rule,  and  the 
violating  member,  or  his  surety,  cannot  complain  of  its 
having  done  so."  Again,  it  is  no  answer,  in  a  suit  by  a 
building  association  upon  a  promissory  note,  that  the 
plaintifT  exceeded  its  powers  in  loaning  the  money  for 
which  such  note  was  given  to  one  not  a  member.  The 
borrower  was  under  no  disability  to  borrow  and  to  give  his 
note  for  the  amount  of  the  loan,  and  having  done  so,  he 
cannot  be  permitted  to  deny  the  right  of  the  association  to 
receive  it.^  And  if  the  liability  incurred  be  upon  securities 
different  from  those  in  which  the  charter  prescribes  that 
the  corporation's  funds  shall  be  invested,  the  borrower  can- 
not claim  that  the  security  by  him  given  is  void,  on  the 
ground  that  the  corporation  had  no  right  to  take  it.^ 

^  282.   Equally  unavailing,  as  a  defence,  is  the  previous 
or  subsequent  illegal  conduct  of  the  building  association,  or 


'  Masse\-  Z'.  The  Citizens'  Build- 
ing and  Savings  Association,  22 
Kan.  624.  This  requisite  the  soci- 
ety may  waive,  and  one,  who,  in 
dealing  with  it,  sanctions  its  action, 
cannot  afterwards  set  it  up  as  a  de- 
fence. See  Morrison  etal.,  Rec'rs 
i'.  Dorsey,  48  Md.  461. 

*  Hagerman  v.  The  Ohio  B.  and 
S.  Association,  25  Ohio  St.  186. 
Compare  Simpson  v.  Greenfield  B. 
and  S.  Association,  38  id.  349,  post, 
i  284. 


3  Poock  ?'.  The  Lafayette  Build- 
ing Association,  71  Ind  357;  (But 
as  to  usury,  in  loans  to  strangers, 
see  post,  'i  314. )  vSo,  in  a  suit  by  a 
building  association  to  foreclose  a 
mortgage,  it  is  no  defence  that  the 
money  was  borrowed  for  a  corpora- 
tion which  had  no  right  to  become 
a  member  :  Kadish  v.  Garden  City 
Equit.  L.  and  B.  Ass'n,  (111.)  38  N. 
E.  Rep.  236 

''  Mutual  Life  Insurance  Co.  v. 
Wilcox,  7  N.  Y.  Weekly  Dig.  13. 
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its  officers,  where  a  valid  contract  has  been  entered  into,  or 
valid  oblis^ations  have  been  incurred.  Thus  in  Encrland, 
a  building  association  that  had  practically  converted  itself 
into  a  freehold  land-society  (partly  by  the  aid  of  bor- 
rowed mone)-)  sought  to  enforce  payment  of  a  member's 
stipulated  subscription  after  and  in  consideration  of  his  ac- 
ceptance of  an  allotment  of  land  thus  held  by  the  build- 
ing association  without  legal  warrant.  The  claim  was  al- 
lowed in  the  Queen's  Bench,  the  defendant's  attempt  to  set 
up  the  illegal  action  of  the  society  as  a  defence  to  his 
liability  being  overruled.  It  was  said  by  Cockburn,  C.  J., 
that  "  such  a  misappropriation  of  the  funds  may  be  pre- 
vented by  an  application  to  a  court  of  equity,  but  so  long 
as  the  society  exists,  the  members  are  bound  by  the  rules."  ^ 
And  it  was  said  in  New  Jersey  that,  if  the  conduct  of  the 
officers  of  the  building  association,  in  changing  the  course 
of  its  projected  business,  so  as  to  wind  it  up  at  once,  the  in- 
vestors receiving  what  they  had  paid  in  with  interest,  the 
borrowers  to  be  discharged  upon  repaying  the  amount  they 
had  actually  received  with  interest,  was  illegal,  it  still  did 
not  operate  to  relieve  any  particular  borrower  from  the  ob- 
ligation he  had  assumed  towards  the  society.^ 

§  283.  On  the  other  hand,  it  has  already  been  seen,  that, 
where  the  building  association  has  adopted  an  arrange- 
ment for  the  repayment  of  loans  and  withdrawal  of  mem- 
bers, not  contemplated  by  the  charter,  and,  therefore,  sup- 
posed to  be  of  questionable  validity,  it  can  neither  be  re- 
scinded to  the  prejudice  of  a  member,  who,  acting  upon  it, 
had  refrained  from  paying  on  his  monthly  dues  ;  nor  can 
the  building  association  or  any  member  of  it  be  sub- 
sequently allowed,  in  such  case,  to  deny  the  validity  of  the 
contract  or  resolution  under  which  it  was  done.^  And 
when  the  charter  of  a  building  association  permitted  it  to 

'  Re;<.    ?'.    D'Eyncourt,    28  J.    P.  ^Hobokeii    TUiil<liii.-r  Association 

116;  9  L.  T.  Rep.,  X.  S.  383;  4  Best  z'    Martin,    13  N.  J.    Hq.  428.     See 

anfl  S    820;    12   W.   R.   408;  S.   C.  also  Hekelnkaeniper  v.    The  Ger- 

f/o»i.   Uiij.(lies   <■    Layton,  33  L.  J.,  man  lUiildiiif^  and  vSavings  Associa- 

M.   C.   89;   10  Jnr.,    N.    S.   513;    rl  tion,  22  Kan.  549. 

>/(>i/i.   Ilnj^hes  c'.  D'Eynconrt,  3  N.  ^  i^ee  ante,  ^  56.     See  also  post. 

R.  420;  116  Engl.  C.  L.  Rep.  819,  15325. 
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receive  deposits  at  interest  from  stocklioklers,  and  the  so- 
ciety recei\'ed  sncli  deposits  from  strcinoers  also,  it  was 
held,  npon  distribution  of  its  estate  in  the  hands  of  an  as- 
signee for  benefit  of  creditors,  that  the  members  of  the  as- 
sociation were  estopped  from  denying  the  right  of  such 
stranger-depositors  to  share  in  the  assets  equally  with 
stockholder  depositors,  because  they  had  consented  to  and 
derived  benefit  from  the  arrangement.' 

§  284.  But,  if  the  basis  of  the  claim  by  the  building  as- 
sociation is  an  act  or  contract  distinctly  forbidden  by  a 
legislative  prohibition  upon  the  society's  powers,  whether 
in  the  act  under  which  it  is  constituted,  or  by  the  laws  or 
constitution  of  the  State,  the  building  association  will  not  be 
permitted  to  recover.  Thus,  where  a  building  association, 
in  the  face  of  a  constitutional  prohibition  upon  all  corpora- 
tions attempting  to  exercise  banking  powers,  except  such 
as  were  properly  qualified  for  that  particular  purpose,  had 
assumed  to  engage  in  the  business  of  purchasing  and  dis- 
countinof  bills  and  notes  ;  the  maker  of  a  note  so  discounted 
and  held  by  the  building  association,  when  sued  thereon  by 
the  same,  could  not  be  made  liable  upon  it.^  So,  too, 
under  a  statute  according  to  which  no  member  of  a  build- 
ing association  can  hold  more  than  twenty  shares,  an  exe- 
cutory agreement  between  it  and  a  member  in  respect  of  a 
greater  number  is  incapable  of  enforcement  by  action  ; 
wherefore  the  society  cannot  sue  a  member  for  alleged  de- 
linquencies on  the  excessive  number  of  shares.^  Of  course, 
authority  given  by  a  charter  under  a  general  statute  is  not 
conclusive  upon  the  right  or  disability  of  the  society  to  do 
an  act.  If  the  power  contained  in  the  charter  is  distinctly 
prohibited  in  the  act  under  which  it  is  granted,  or  antago- 
nistic to  its  scope  and  intention,  so  that,  if  it  obtains,  its  ef- 
fect wall  be  to  make  the  society  "  a  thing  different  from  "  a 


'  Criswell's  App.  100  Pa.  488.  18  W.   R    76;  34  J.  P.  134:  opinion 

*  Manufacturers   and  Mechanics'  of  Gifford,  L.  J. 

Savings  and  Loan  Co.  v.  Conover,  •*  Simpson  v.  Greenfield  B.  and  S. 

5  Phila.  (Pa.)  18.     See  also  Laing  Association,  38  Ohio  St.  349.    Com- 

V.  Reed,  Law  Rep.,  5  Ch.  App.  4;  pare  Hagennan   r.    Ohio  B.  and  S- 

39  L.  J.,  Ch.  i;  21  L.  T.,  N.  S.  773;  Association,  25  id.  186,  ante,  g  281. 
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building  association  under  the  act,  the  charter  provision  is 
of  no  avail.' 

§  285.  Conversely,  under  such  a  state  of  the  law,  the 
building  association  cannot  be  made  liable  upon  contracts 
it  has  entered  into,  which  are  distinctly  forbidden,  either 
by  express  statutory  provision,  or  where  the  intention  to 
prohibit  is  clearly  inferable. 

Power  of  Biiildins"  Associations  to  Borrow  31oney.   English 
Cases. 

§  286.  The    question,  whether  a  building  association 
can  lawfully  hold  and  use  borrowed  capital,  can,  of  course, 
arise  only  under  a  statute  which  is  silent  upon  the  subject. 
If  the  statute  permits  or  prohibits  it  in  express  terms,  the 
right,  in  the  former  case,  is  precisely  measured  by  the  ex- 
tent of  the  license  granted  ;  the  disability,  in  the  latter, 
established    beyond   question.       But   the  charter,   granted 
under  a  statute  which  does  not  expressly  settle  this  point, 
may  also  become  an   element  in  the  consideration  of  the 
rieht ;  it  may  assume  to  authorize  the  building  association 
to  borrow  money,  or  it,  too,   may  leave  the  subject   un- 
touched.    The   difficulties   which  appear  under  all  these 
complications  have  received  most  careful  consideration  in 
England.     In  Laing  v.  Reed;  the  rules  of  the  society,  as 
certified   under  the   Act  6  and  7   Will.  4,  C.  32,  provided 
"  that  its  object  is  for  raising,  by  the  weekly  contributions 
of  the  members,  a  stock  or  fund,  to  enable  each  of  them  to 
erect  or  purchase  a  dwelling-house,"  etc.,  and,  "that  the 
trustees  for  the  time  being  may,  from  time  to  time,  as  oc- 
casion shall   require,  borrow  and  take  up  at  interest  any 
sum   of  money  from  any  banker  with  whom  the  funds  of 
this  society  .shall  be  deposited,  or  from  any  other  person,  to 
procure  which  the   trustees  may  give  their  own  personal 
security,  and  they  shall  be  indemnified  out  of  the  first  funds 
of  this  society  which  shall  be  received,"  adding,  "  that  the 

'  See  Laing  v.  Reed,  Law  Rep.,  -  Law  Rep.,  5  Ch.  App.  4;  39  L. 

5  Ch.  App.  4;  39  Iv.  J.,  Ch.  i;  21  L.      J  ,  Ch.  i;  21  L.  T.  Rep.,  N.  S.  773; 
T.  Rep.,  N.  S.  773;  •«  W.  R.  76;  34       i«  W,  R.  76;  34  J-  !'•  'Si- 
J.    P.   134;  and  ante,  \  41,  and  post, 
\'i  305.  et  seqq. 


-M^ 


Till':    LAW    OK    mni.DINCx   ASSOCIATIONS.  [CH.  XI. 


total  sum  oi^  money  to  be  borrowed  uiuler  this  rule  shall 
not  at   any  one   time  exeeed  two-thirds  of  the  amount  for 
the  time  being  secured  by  mortgage  to  the  society,  includ- 
ing the  mortgage  or  mortgages  for  which  such  advance  or 
advances  may  be  required."     A  member  of  the  association 
brought   a  bill   against  the  trustees,  who  had,  under  these 
rules,  borrowed  sums  of  money  amounting  to  /66,362,  and 
had  secured  their  repayment  by  promissory  notes  given  to 
the  lenders,  bearing  interest  at  five  per  cent,  per  annum. 
In  his  bill  he  alleged  the  illegality  of  the  above  rule  ;  that 
borrowing   money   on  behalf  of  the  association  was  2t//ra 
z'i'fTS,  and  a  breach  of  trust  on  the  part  of  the  defendants  ; 
and  that  the  payment  of  interest  on  the  loan  was  a  misap- 
propriation of  the  society's  funds,  for  which  the  defendants 
were  liable.     To  this  bill  the  defendants  demurred.     Their 
demurrer  was  overruled,  and  they  appealed.     The  Court  of 
Appeals  in  Chancery  sustained  the  demurrer,  and  held  that 
the  rule   wdiicli   authorized   the  borrowing  of  money  to  a 
limited  extent  was  valid. 

§  287.  Hatharley,  L.  C.,'  after  distinctly  repudiating 
the  idea  that  the  certificate  of  incorporation  could  be  con- 
clusive, if  a  comparison  with  the  Act  of  Parliament  showed 
the  power  it  granted  to  be  unlawful,  says  :  "  If  the  rule 
had  authorized  the  trustees  to  raise  an  unlimited  sum  of 
monev,  wholly  regardless  of  the  contributions  wdiich  might 
be  made  by  its  members,  that,  no  doubt,  would  be  contrary 
to  the  intent  and  scope  of  the  act.  The  act  states  that 
money  shall  bs  raised,  first,  by  weekly  contributions  of  the 
members ;  secondly,  by  fines  ;  and  thirdly,  by  the  pay- 
ments of  those  who  are  desirous  of  acquiring  land 

Then  comes  the  question,  the  society  having  these  funds, 
are  they  or  are  they  not  to  be  allowed  to  manage  them  in 
such  a  way  as  they  may  think  best  and  most  conducive  to 
their  own  interest  ?  If  we  consider  the  question  of  invest- 
ing instead  of  borrowing,  there  is  nothing  in  the  Act  of 
Parliament  expressly  relating  to  investing  ;  but  it  is  clear 
that  they  may  invest,  because  there  is  a  prohibition  against 
investing  in   savings  banks,   and  that  is  just  one  of  the 

'  See  lb. 
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things,  I  apprehend,  which  are  left  to  them  to  frame  rules 
about.  .  .  .  Then,  if  they  have  power  to  invest,  and  have 
invested  their  mone}^,  it  might  be  injurious  and  incon- 
venient for  the  society  to  dispose  of  those  investments  just 
at  the  time  when  members  required  advances.  Their  in- 
vestments might  be  in  the  funds,  and  the  funds  might  be 
so  low  as  to  make  it  inexpedient  to  sell  out  at  that  time, 
and  the  natural  course  would  be  to  procure  the  money  else- 
where. For  at  that  time  they  would  probably  obtain  a 
high  rate  of  interest,  not  being  bound  by  the  usury  laws, 
whilst  they  would   not   pay  more   than   five  per  cent,  for 

what    they    might    borrow If   an    advance    were 

wanted  when  they  had  not  money  in  hand,  might  they  not 
obtain  the  sum  required  by  overdrawing  their  account  at 
the  banker's  ?  Would  anybody  say  that  that  would  be  an 
irregular  course,  provided  always  that  the  borrowing  did 
not  exceed  the  proper  amount  ?  " 

§  288.  A  case,  decided  very  shortly  after  the  above,' 
raises  the  question  in  an  association  whose  rules  contained 
no  power  to  borrow.  "  What  we  have  here,"  says  Gifford, 
Iv.  J.,  "  is  a  limited  benefit  building  society,  without  any 
power  to  borrow,  and  the  rules  and  very  nature  of  that  so- 
ciety show  that  it  would  be  contrary  to  its  constitution  to 
borrow  money  so  as  to  bind  the  company,  or  to  make  the 
individual  members  of  the  company,  as  members,  liable  for 
borrowing  money  ;  because  the  whole  constitution  of  the 
.society  is  that  the  members  are  to  make  certain  monthlv 
payments,  and  in  consideration  of  these  monthly  payments 
and  the  fines  provided  by  the  rules,  they  are  to  receive 
certain  loans.  After  the  rules  had  been  certified  and  pub- 
lished, and  the  nature  of  the  company  had  been  fixed,  a 
prospectus  was  issued,  and  by  that  prospectus  the  directors 
cho.se  to  say  '  that  they  have  made  arrangement  to  borrow 
sums  to  be  advanced  to  such  members  as  desire  to  receive 
an  advance  before  their  turn  for  it  regularly  arrives,  such 
members  of  course   paying  interest  on  the  sum  lent  until 

'  111  re  National  Permanent  Bene-       T.   Rep.,  N.   S.  2S|;  18   W.    R.  38S; 
fit   Huildinj^  Society,  ex  parte  Wil-       34  J.  P.  341. 
liauison,  L.  R.  5  Ch.  App.  309;  22  L. 
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their  turn  arrives.'  If  we  look  at  the  nature  of  the  com- 
pany, that  can  only  amount  to  this  :  that  the  directors  have 
chosen  to  pledi^e  their  personal  liability.  ...  I  am, 
therefore,  of  opinion  that  there  is  no  legal  or  equitable 
debt." 

§  289.  In  the  case  of  the  Coctmor  Benefit  Building  So- 
cictw^  the  rules  as  certified  contained  no  power  to  borrow  ; 
but  a  rule  (which  was  never  certified)  was  subsequently 
added  by  the  authority  of  a  general  meeting,  empowering 
the  managers  to  borrow  such  sums  as  they  might  consider 
necessary  for  the  purpose  of  making  advances  to  the  mem- 
bers. A  person  who  had  advanced  money  upon  the  faith 
of  this  rule  was  held  to  have  no  claim  against  the  assets  of 
the  society,  which  was  in  liquidation. 

§  290.  Again,  where  the  rules  contained  no  definite 
power  to  borrow,  but  provided  that  persons  merely  joining 
the  society  to  invest  or  deposit  money  should  not  be  en- 
titled to  vote  at  general  meetings,  and  that  "  investors  not 
in  the  building  branch  "  should  be  at  liberty  to  withdraw 
on  giving  certain  notice  ;  it  was  held  that  the  rules,  if,  and 
so  far  as  they  authorized  borrowing  money  on  deposit,  were 
illegal,  as  no  limit  was  fixed  to  the  amount  which  might 
be  borrowed.-  This  is  the  doctrine  of  Laijig  v.  Reed^  and 
followed  in  another  case,  in  which  the  society  was,  by  its 
rules,  authorized  to  borrow  money  for  the  purposes  of  the 
society,  and  the  court  decided  that  the  rule  as  authorizing 
unlimited  borrowing,  was  nltra  vires? 

§  291.  In  still  another  case,^  the  rules  of  an  incor- 
porated society  gave  the  directors  power  to  issue  deposit  or 
paid  up  shares  and  allowed  a  depositor  to  withdraw  the 
whole   or  part  of  his  deposit  "  in  preference  to  all  other 


•51   L.  T.   253;  M.  R.,    31  July,  Society,    McCorwan's  Claim,  15  S. 

187 1.  J.     177.     See    also.    In   re    Profes- 

*  In      re      Victoria      Permanent  sional,  Commercial,  and  Industrial 

Building    Society,      Hill's      Case,  Benefit  Building  Society,    L.    R.  6 

Jones'  Case,   Law  Rep.,  9  Eq.  605;  Ch.  856;  25  L.  T.,  N.  S   397;   19  W, 

S.    C.   39,  L.   J.,   Ch.   628;  6  Mag.  R.  1153. 

Cas.   474;  22  L.  T,  Rep.,  N.  S.  777;  "  Re  Guardian  Building  Society, 

34  J.  P.  532;  18  W.  R.  967.  exp.  Calvert.  (C.  A. )  48  L.  T.  Rep., 

3  In  re  Liverpool,  etc..   Building  N.  S.  134;  23  Ch.  D.  440. 
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shares,"  The  draft  rules  also  provided  that  the  directors 
might  borrow  and  take  up  moneys  from  bankers  and  others 
(the  money  so  borrowed  to  be  a  first  charge  on  the  funds 
and  property  of  the  society)  and  if  necessary  to  give 
promissory  notes  or  other  security  for  the  money  borrowed. 
When  the  rules  were  first  before  the  registrar,  he  refused 
to  certify  the  one  authorizing  unlimited  borrowing  as 
clearly  illegal ;  but  subsequently,  on  an  alteration  being 
made,  this  one  slipped  through  without  observ^ation.  The 
society  got  into  difficulties  and  was  ordered  to  be  wound 
up.  A  question  then  arose  as  to  the  order  in  which  the  as- 
sets were  to  be  divided,  after  payment  of  outside  creditors. 
The  claimants  embraced  in  the  classes  of  those  who  held 
equitable  mortgages  under  the  rule  deemed  illegal,  and 
those  who  had  made  advances  under  that  rule  without  se- 
curity, on  the  faith  of  the  rule,  were  held  entitled  to  share 
pro  rata  only  in  what  might  be  left  after  all  others,  includ- 
ing unadvanced  members,  had  been  paid. 

§  292.  Again,  the  directors  of  a  building  society  whose 
rules  were  silent  on  the  subject  of  borrowing,  borrowed 
money  from  certain  bankers  giving  them  a  lien  on  the  so- 
ciety's deeds  for  the  amount.  The  society  went  into  liqui- 
dation, and  at  the  date  of  the  winding-up  order  there  was  a 
considerable  sum  due  the  bankers,  which  was  afterwards 
much  reduced,  chiefly  by  payments  made  by  borrowing 
members  on  account  of  advances.  The  official  liquidator 
brought  an  action  against  the  bankers  claiming  delivery  up 
of  the  title  deeds  deposited  with  them, — a  declaration  that 
the  bankers  had  no  lien  upon  such  deeds, — and  repayment 
by  the  bankers  of  the  money  received  from  borrowing 
members  since  the  presentation  of  the  petition.  It  was 
held  (i)  that  the  borrowing  was  illegal, — (2)  that  it  was  no 
answer  to  the  claim  of  the  plaintiff  that  the  money  paid  to 
the  bankers  by  the  borrowers  had  been  applied  to  the  re- 
duction of  their  claim  by  authority  of  the  directors  under  a 
mistake  of  law  as  to  their  power  to  borrow, — (3)  that  no 
ratification,  on  the  part  of  the  members,  could  be  implied 
from  their  seeing  and  not  questioning  the  annual  balance 
sheets  showing  the  amount  due  tlic  bankers  and  adopted  at 
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tlic  annual  nieetinji;,' — (4)  that  the  bankers  should,  how- 
ever, be  allowed  to  stand  in  the  place  of  withdrawinj^  mem- 
bers of  the  society  who,  on  notice  of  \vithdrawal,  had  been 
paid  out  of  the  moneys  borrowed,  and  to  receive  the  sums 
which  would  be  payable  to  them  had  they  not  been  paid 
off, — and  (5)  that  the  bankers  should  also  be  g-iven  the 
benefit  of  the  securities  procured  by  the  borrowed  moneys 
in  the  order  of  their  priority.^ 

§  293.  Hut  a  rule  authorizing  the  borrowing  of  money, 
for  the  special  purpose  of  making  advances  to  members 
who  might  have  applied  for  them,  was  held  not  to  sanction 
the  borrowing  of  money  not  actually  required  to  meet  ap- 
plications at  the  time  of  the  loan.^  When,  therefore, 
trustees,  authorized  by  rule  to  borrow  money  for  the  pur- 
poses of  the  society,  borrowed  and  spent  the  money  in  a 
way  which  was  held  not  to  be  for  the  legitimate  purposes 
of  the  society,  the  lender  was  not  allowed  to  claim  pay- 
ment against  the  society.'  But  another  creditor  of  the 
same  society  having  had  deeds  belonging  to  some  of  the 
members  deposited  with  him  by  the  trustees,  as  a  collateral 
security  for  the  money  lent,  the  court  refused  to  compel 
him  to  return  the  deeds  unless  the  money  for  which  he 
held  them  as  security  was  repaid  to  him.'^ 

§  294.  In  this  condition  of  the  law  (which  may  be 
summed  up  as  follows  :  Without  a  certified  rule,  /.  e.^  a 
provision  contained  in  the  charter  or  constitution  estab- 
lished or  amended  under  the  General  Statute,  authorizing 
the  borrowing  of  money,  the  society  has  no  power  to  raise 
money  on  loan  ;  if  there  is  a  certified  rule,  its  provisions 
must  be  strictly  observed,  or  loans  obtained  under  it  are  in- 
valid ;  even  a  rule  which  is  certified  is  illegal,  unless  it 
sets  some  reasonable  limit  upon  the  sums  to  be  borrowed 
from  time  to  time  ;  but  if  anything  remains  after  satisfying 

'  Comp.  ante.  \  176.  ^  In  re  Durham  County  Building 

2  Blackburn,  etc.,  Soc.  v.  Cun-  Society,  Davis'  Case,  L.  R.  12  Eq. 
liffe,  29  Ch.  D.  902.  See  also,  upon  516;  S.  C,  25  L.  T.  Rep  ,  N.  S. 
the  last  of  the  above  points,  Neath,  83. 

etc.,  Soc.  V.  Luce,  43  Ch.  D.  158.  ^lu  re   Durham,    etc.,    Wilson's 

3  Moye  V.  Sparrow,  22  L.  T.  Case,  L.  R.  12  Eq.  521;  S.  C,  25  L,. 
Rep.,   N.   S.   154;  S.  C,    18  W.  R.       T.  Rep.,  N.  S.  84. 

400;  5  W.  X.  33. 
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the  claims  of  all  other  persons,  it  is  to  be  psL\dp?'o  rata 
amongst  those  wlio  have  lent  on  the  faith  of  illegal  or  im- 
proper rules  ; '  and  if  the  money  advanced  has  gone  to  pay 
off  legitimate  claims  against  the  society,  the  lender  may 
stand  in  the  shoes  of  such  claimants,  while,  if  it  has  been 
the  means  of  acquiring  securities  for  the  society,  he  may 
have  the  benefit  of  them,)  the  decision  of  Murj'ay  v.  Scott' 
was  rendered,  whose  principal  features  were  as  follows :  A 
building  society,  enrolled  under  6  and  7  Wm.  4,  c.  32,  by 
its  thirty-second  rule  authorized  the  directors  from  time  to 
time,  as  occasion  might  require,  to  borrow  any  sums  of 
mone}-  at  interest  from  any  persons  ;  the  borrowed  moneys 
to  be  a  first  charge  upon  the  funds  and  property  of  the  so- 
ciety. Under  this  rule  the  directors  borrowed  large  sums 
for  the  proper  purposes  of  the  society,  and  deposited  with 
the  lenders,  as  security,  title  deeds  of  properties  which  had 
been  mortgaged  to  the  society  by  advanced  members.  It 
was  held  by  the  House  of  Lords,  reversing  the  Court  of 
Appeals,  (i)  that  the  phrase  "  as  occasion  may  require," 
read  in  connection  with  the  rest  of  the  rules,  meant  when 
and  as  there  might  be  occasion  to  borrow  money  for  the 
purposes  and  objects  of  the  society  as  defined  by  the  rules, 
and  that  a  borrowing  for  any  other  purposes  or  objects 
would  be  unauthorized  and  a  breach  of  duty  on  the  part  of 
the  directors  ;  (2)  that  the  provision  that  the  moneys  bor- 
rowed should  be  a  first  charge,  etc.,  meant  that  they  were 
to  have  the  benefit,  equally  dM^  pari  passu ^  of  a  first  charge 


'  See  Davis,  Law  of  Building, 
etc..  Societies,  p.  135.  In  a  recent 
case  in  England,  money  was  loaned 
to  a  building  association  in  excess 
of  its  powers  under  the  rules,  the 
secretary  taking  the  money,  and 
procuring  a  note  from  the  flirectors 
to  the  lenders.  Finally  the  secre- 
tary absconded  with  the  money, 
and  the  society,  refusing  to  make  it 
good,  was  sued.  The  jury  found 
that  the  society  held  out  the  secre- 
tary to  the  plaintiffs  as  having  au- 
thority to  receive  the  loan  with 
which  he  absconded.     It  was  held 


that  the  finding  was  bad  in  law  as 
against  the  society,  and  that  the 
latter  was  not  liable;  but  {semhle) 
the  directors,  even  though  there 
was  no  fraud,  were  personally  liable 
to  the  plaintiffs  for  the  money. 
Chapleo  v-  Brunswick  Permanent 
Building  Society  et  al.,  L.  R.,  6  y. 
B.  696. 

*  9  '^PP-  Cas.  519,  reviewing  and 
partly  afiirniing  and  partly  revers- 
ing the  decision  of  the  Court  of 
.•\ppeals  in  Re  Guardian  Building 
Society,  supra. 
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upon  the  orcneral  funds  aiul  property  ;  and  (t,)  tliat  the 
rule,  thoni^h  placing  no  limit  upon  the  borrowino  power, 
was  valid  anil  that  the  lenders  were  entitled,  in  the  wind- 
in.t;-np,  to  payment  out  of  the  assets,  after  satisfaction  of 
the  ontside  creditors,  and  in  priority  to  the  claims  of  all 
shareholders  and  members,  but  were  required  to  give  up 
the  securities  held  by  them  and  all  claim  to  special  equit- 
able charges  upon  specific  properties,  as  inconsistent  with 
the  meaning  of  the  provision  above  referred  to.  The 
doctrine  in  Laiug  \.  Rccd '  restricting  to  the  validity  of 
rules  authorizing  borrowing  to  such  as  limit  the  amount  to 
be  borrowed,  is  treated  as  a  mere  dictum  and  repudiated  as 
incorrect.  "  Upon  principle  it  seems  clear,"  says  Selborne, 
L.  C,  "that  if  a  borrowing  power  may  be  .  .  .  not  only 
consistent  with  but  reasonably  conducive  to  the  proper 
objects  of  a  benefit  building  society,  (though  not  so  neces- 
sary as  to  be  implied  unless  expressly  given  ^),  it  must  be 
competent  for  the  members  of  the  society  to  make  ...  a 
rule  conferring  such  a  power  ;  and  if  it  be  contended  that 
such  a  power  could  only  be  given  under  certain  conditions 
and  limitations,  the  law  prescribing  and  defining  those  con- 
ditions and  limitations  must  be  in  some  way  discoverable 
from  the  statute  ;  otherwise  the  authority  competent  to 
give  the  power  must  also  be  competent  to  define  its  extent 
and  prescribe  the  conditions  (if  any)  under  which  it  is  to  be 
exercised.  .  .  The  only  real  and  true  limit  of  the  rule- 
making power,  as  to  a  matter  not  governed  by  the  general 
law  of  the  realm  or  by  any  express  prohibition  in  the 
statute,  must  be  that  .  .  .  the  power  cannot  be  so  exer- 
cised as  to  make  the  society  a  thing  different  from  a  benefit 
building  society  formed  for  the  purposes  and  in  the  manner 
defined  by  the  Act.  It  might  have  that  effect  if  the  rule 
authorized  borrowing,  or  the  use  of  money  borrowed,  fof 
purposes  other  than  those  of  a  benefit  building  society  as 
so  defined  ;  or,  if  it  enabled  the  trustees  or  directors  to 
pledge  the  credit  of  the  individual  members  of  the  society 
without  limit  in  a  manner  inconsistent  with  the  limitation 
of  the  value  and  amount  of  the  shares  and  subscriptions  by 

'  L,  R.  5  Ch.  App.  4,  supra.  *  I.  e. ,  by  the  rules. 
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which  the  common  stock  or  fund  of  the  society  was  to  be 
raised  as  prescribed  by  the  Act.  Bnt  the  rnle  now  in 
question  does  neither  of  these  things." 

§  295.  It  will  be  observed  that  this  decision  constituted 
no  material  departure  from  the  former  state  of  the  law,  ex- 
cept in  rejecting-  the  illogical  doctrine,  that,  whilst  a  rule 
permitting  borrowing  could  be  lawfully  established  by  the 
societ}-  in  the  absence  of  express  statutory  authority,  it 
could  be  valid  only  if  fixing  a  limit  to  the  amount  to  be 
borrowed.  At  the  same  time,  it  recognizes  the  necessity, 
in  order  to  the  legality  of  obligations  incurred  by  directors 
for  money  borrowed,  of  express  authority  in  the  rules  en- 
abling them  to  incur  such  obligations  by  taking  up  money 
for  the  society,  without  denying  the  possibility  of  ratifica- 
tion by  the  latter  of  their  act  in  doing  so  without  such 
authority,  so  long  as  the  purposes  and  application  of  the 
loans  are  within  the  legitimate  object  of  the  incorpora- 
tion. 

§  296.  In  1874,  the  question  of  the  power  of  building 
societies  in  England  to  borrow  money  was  settled  by  the 
Building  Societies  Act,'  which  gave  them  the  power  to 
borrow  money  to  be  applied  to  the  purposes  of  the  society, 
within  certain  limitations.  In  permanent  societies,  it  is 
provided,  tlie  "  amount  ...  so  received  and  not  repaid  "  ^ 
shall  not  at  any  time  exceed  two-thirds  of  the  amount  for 
the  time  being  secured  ^  to  the  society  by  mortgages  from 
its  members.  In  terminating  societies  the  total  amount 
received  by  the  society  may  be,  according  to  that  statute. 


'  37  and  38  Vic.  C.  42. 

'  Where  a  rule  limited  to  the 
amount  "borrowed  and  not  re- 
paid "  to  .two-thirds  of  the  amount 
"secured  to  the  society  by  mort- 
gages from  its  members,"  it  was 
held  that  the  total  amount  borrowed 
and  not  repaid,  whether  from 
members  or  others,  is  to  be  consid- 
ered in  determining  the  power  to 
borrow,  but  not  mortgages  from 
others  than  members:  Re  West 
Riding  of  Yorkshire  Perm.  Ben. 
Building  Soc,  45  Ch.  D.  463. 


■■'  The  "  amount  for  the  time  being 
secured  "  covers  not  only  the 
amount  of  the  principal  secured, 
but  all  loans  due  on  the  members' 
securities  at  the  time  of  the  loan 
to  the  society,  whether  for  princi- 
pal, interest,  fines  or  otherwise, 
and  all  installments  not  then  ac- 
crued due,  but  secured  by  the 
mortgages  and  outstanding:  Neath 
Building  Soc.  v.  Luce,  43  Ch.  I). 
158 
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either  n  sum  not  exceediuf^-  that  specified  in  tlie  case  of 
permanent  societies,  or  a  sum  not  exceedin<^  twelve  months' 
subscriptions  on  the  sliares  for  the  time  bein^  in  force. 
The  rules  of  a  society  may  prescribe  closer  limits;  and  if 
thev  ilo,  the  limits  prescribed  must  be  observed  by  the  di- 
rectors, who  will  be  personally  liable  for  amounts  taken  up 
in  excess  thereof.' 


Kiilr  ill  Aiii»'ri«';i  as  lo  ISoiTOwiiij;'  I'owt'rs. 

>;  297.  In  this  country,  the  subject  under  discussion  has 
not  received  anything  like  the  judicial  attention  bestowed 
upon  it  by  the  En<>lish  courts,  although  it  is  one  of  daily 
increasing  practical  importance.  In  Maryland,  notes  signed 
and  given  by  building  associations  to  members,  instead  of 
money,  the  members  giving  mortgages  to  the  building  as- 
sociation for  the  proceeds  of  the  notes,  the  same  as  if  they 
had  received  money,  have  been  repeatedly  enforced,  and 
their  capacity  to  borrow  money,  with  a  view  to  accomplish 
the  purposes  of  their  formation,  expressly  recognized."  But 
in  Pennsylvania,  there  is  a  dictum  of  Sharswood,  C.  J., 
which  intimates,  that,  under  the  Act  of  1859,  a  building 
association  is  not  permitted  to  borrow  money  from  banks 
or  others,  for  the  purpose  of  loaning  it  to  its  members  at 
interest  in  excess  of  six  per  cent,  per  annum.^  And  in 
Ohio,  the  power  of  building  associations  to  borrow  money 
for  the  purpose  of  lending  it,  is  expressly  denied.*  The 
case,  however,  in  which  the  question  there  arose,  disclosed 
the  fact  that  the  money  was  borrowed  by  the  building  as- 
sociation partly  for  the  purpose  of  trafficking  in  its  own 
stock.  This  is,  in  itself,  an  illegal  purpose;'^  whilst  the 
only  reason  for  permitting  a  building  association  .to  incur 
debt,  is,  that  it   may  thereby  be  enabled  to  accomplish  its 

'  Looker  c'.Wrigley,  9Q.  B.D.397.  ^  Stiles'  App.,  95  Pa.  122. 

«  Davis    V.    The    West    Saratoga  ^  State  v.  The  Oberlin   Building 

Builfling  Union  No.  3,  32  Md.  285.  and  Loan  Ass'n,  35  Ohio  vSt.  258. 

See  also  the  Canton  National  Build-  ^  Ibid.;  Heggie  v.  Building   and 

ing   Association    v.  Weber,  34  Md.  Loan  Association,  107  N.  C.  581;  12 

669;  Jackson  v.  Myers  43  Md.  452  ;  S.  E.  Rep.  275. 
Muth  V.  Dolfield,  lb.,  466. 
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lawful  ends.  By  borrowing  money  at  a  low  rate  of  inter- 
est, and  loaning  it  at  a  greater  to  its  members  standing  in 
need  of  accommodation  beyond  what  the  immediate  re- 
sources of  the  society's  treasury  may  afford,  it  is  substanti- 
ally serving  its  legitimate  purposes.  Such  probably  would 
not  be  the  case  if  the  loans  were  intended  to  supply  funds 
to  be  taken  by  strangers ;  or  if  they  were  to  be  permanent 
debts  of  the  society,  instead  of  temporary  accommodations 
for  the  purpose  of  sen.'ing  temporary  wants.  The  same  rea- 
sons would  not,  in  such  cases,  hold  good.  It  is  quite  possi- 
ble that  emergencies  will  arise,  where  a  building  association 
will  be  enabled,  by  reason  of  peculiar  necessities,  to  borrow 
money  or  give  its  obligations  for  other  purposes  than  the 
accommodation  of  members.  For  instance,  where,  at  a 
judicial  sale  (and  in  Pennsylvania,  at  that  of  an  assignee 
for  benefit  of  creditors)  the  building  association  is  con- 
strained, in  order  to  escape  serious  loss,  to  buy  in  property 
upon  which  it  holds  a  junior  encumbrance,  and  there  is  not 
money  enough  in  the  treasury  to  pay  the  whole  sum  re- 
quired, a  purchase-money  mortgage,  or  a  bond,  mortgage, 
note,  or  judgment  for  the  sum  borrowed  to  make  up  the 
deficiency,  would  seem  entirely  unobjectionable.'  In  such 
case,  it  might  become  essential  to  the  accomplishment  of 
powers  distinctly  conferred,  if  not,  indeed,  from  reasons  of 
self-protection,  and  in  order  to  save  the  association  from 
ruin.-     Again,  under  a  general   power  to  invest  money  in 

I  In  a  case  quite  similar  to  that  those  things  which  might  result 
above  supposed,  a  guarantee  or  in-  from  the  working  out  of  the  rela- 
demnity  under  seal  given  by  a  tion  subsisting  between  first  and 
Scotch  building  society  to  prior  en-  second  mortgages,  and  accordingly 
cumbrancers,  was  held  to  be  ultra  had  power  to  redeem  the  first  mort- 
vires,  being  a  transaction  not  auth-  gagee,  and  to  exercise  their  borrow- 
orized  by  the  rules  and  not  inci-  ing  powers  for  the  purpose  of  pay- 
dental  to  the  conduct  of  the  so-  ing  him  off :  and  thereafter  they 
ciety's  business:  Small  v.  Smith,  had  power  to  enter  into  possession 
10  App.  Cas.  119.  of  the  property  ( in  this  case  a  lease- 

«  It  was  held  in  Sheffield  and  S.  hold  colliery)  and  pay  out  of  the 
Y.  Perm.  Building  Soc.  v.  Aizle-  society's  assets  the  rents  reserved 
wood.  44  Ch.  D.  412,  that  where  by  the  lease,  and  the  proper  ex- 
the  directors  of  a  building  society  penses  of  operation,  without  ren- 
lawfully  made  an  advance  upon  a  dering  themselves  liable  for  such 
property  already  encumbered,  they  expenditure, 
had   power   by   implication   to   do 
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real  cstati-,  iIk-  rijL;lil  of  inii)ro\in,i;-  the  real  estate  held,  and 
iiiakiui^  it  not  onl\'  more  ])rodneti\'e,  bnt  snbstantialh'  an 
element  in  the  achievement  of  the  hnal  resnlts  contein- 
phited  in  the  incorporation,  and  the  hastening- of  the  ])eriod 
of  realization  to  the  stockholders,  b)- erecting  houses,  seems 
a  necessary  concomitant,'  nor  would  a  loan  of  money,  of  a 
temporar\-  character,  to  accomplish  that  end,  seem  at  all 
improper.  It  is  possible,  too,  that  the  affairs  of  an  associa- 
tion, becoming  momentarily  embarrassed  by  losses,  some- 
times not  to  be  avoided  by  the  most  unexceptionable  man- 
agement, or  by  depreciation  of  property  necessarily  thrown 
and  remaining  upon  its  hands,  a  loan  of  money  to  bridge 
over  the  difficulties  would  be  within  the  corporate  powers. 
And,  when  an  association  has  reached  a  point  in  its  history 
when  it  becomes  necessary  to  pay  out  certain  of  its  mem- 
bers, for  instance,  the  stockholders  in  a  matured  series,  it 
may  very  well  be  that  the  immediate  conversion  into 
mone>-  of  assets  held  for  the  benefit  of  the  entire  member- 
ship, sufficient  to  provide  for  those  payments,  would  be  at- 
tended with  serious  loss  to  the  corporation  and  correspond- 
ing injur\-  to  the  remaining  series  or  stockholders.  In 
such  a  case,  the  borrowing  of  the  necessary  funds  would  be 
an  obvious  expedient  directlx  in  the  line  of  serving  the 
legitimate  purposes  of  the  incorporation. 

i^  298.  I'pon  the  right  to  borrow  mone\'  for  the  i)nr- 
pose  last  referred  to,  there  is,  indeed,  a  recent  adjudication 
of  the  Supreme  Court  of  Wisconsin,"  which  is  capable  of 
throwing  much  light  upon  the  entire  subject.  A  serial  as- 
sociation, neither  expressly  authorized  nor  expressly  for- 
bidden, by  statutory  or  charter  provision,  to  borrow  money, 
did,  upon  the  arrival  of  the  shares  in  the  first  series  at 
their  stipulated  par  \'alue,  take  up  money  for  the  purpose 
of   paying  oft'  the   unadvanced  shareholders  in  that  series, 

'When  the  charter  of  a  building  and     I^.     Association,     (Tex.     Civ. 

association  authorized  it  to  aid  its  App. )  26  S.  W.  Rep.  468. 

members  in  acquiring  and  improv-  -  North  Hudson  Mutual  Building 

ing  land,  it  was  held  that  the  asso-  and   Loan  Association  v.  F'irst  Na- 

ciation  was  thereby  empowered  to  tional  Bank,  47  N.  W.  Rep.  300;   11 

make  contracts  for  the  erection  of  L.  R.  A.  S45. 
homesteads:     Headv    v.   Bexar    B. 
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gi\-ing   its  note  for  the  loan  and   assigning,   as  collateral 
secnrity,  mortgages  and  bonds  held  by  it  against  borrow- 
ers  in   snbseqnent  series.     The  money  loaned  was  applied 
to  the  pnrpose  intended.      Later,  the  debt  having  been  re- 
dnced   by    partial   payments,   bnt  a   balance  being  still  nn- 
paid,   an  action  was  institnted  b>-  the  association  against 
the  lender  of  the  money  to  recover  possession- of  the  bonds 
and  mortgages  so  assigned.     The  essential   qnestions  in- 
volved,  were,  as  stated  by  the  conrt,   ( i)  whether  the  asso- 
ciation had   the   power,   nnder   any  circumstances,  and  for 
any    purpose,    to    make    the   loan,   and  (2)    if  it  had  not, 
whether,  having  in  fact  made  it  and  applied  it  to  the  pur- 
poses of  the  corporation,    it   could   be  heard  to  set  up  its 
want    of  power  to    borrow    the   money.     Says  the  court : 
"  To  determine  the   first   question  it  becomes  nece.s.sary  to 
inquire  what   are  the  objects  and  purposes  of  the  corpora- 
tion,  and   from   such  objects  and  purposes  to    determine 
whether   it  is  consistent,   and  reasonably  necessary,"  under 
certain  circumstances,  for  the  corporation  to  borrow  money 
to  accomplish   the  purposes  of  the  organization  ;  and  if  it 
be   found  that,  under  some  circumstances,  the  purposes  of 
the  corporation   can  only  be  conveniently  and  reasonably 
carried  out  by  borrowing  money,  then,  under  the  adjudicated 
cases,   in   the  absence  of  any  express  provision   forbidding 
the  corporation  from  borrowing,  the  corporation  may  do 

so It  is  a  universally  accepted  principle 

that  corporations  organized  generally  to  engage  in  a  par- 
ticular bu.siness  have,  as  incident  to  such  authority,  the 
power  to  contract  debts  in  the  legitimate  transaction  of 
such  business,  unless  the>'  are  restrained  by  their  charters 
or  by  the  statute  from  doing  so.  It  is  likewise  an  equally 
well  acknowledged  rule  that  the  right  to  contract  debts 
carries  with  it  the  power  to  give  negotiable  notes  or  bills 
in  payment  of  or  security  for  .such  debts,  unless  the  corpora- 
tions  arc   in   like   manner  prohibited If,  therefore, 

it  can  be  shown  that  the  loan  association,  the  plaintiff  in 
this  action,  in  order  to  properly  carry  on  its  business,  has 
the  power  to  contract  debts  or  borrow  money  as  a  legiti- 
mate way  of  carrying  on  such  business,  then  it  may  do  so. 
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;uul  .i;i\c  its  notes  or  olhcr  proper  security  for  the  money 
loaned."  After  discnssino^  the  features  of  a  serial  as.socia- 
tion,  iho  niannor  in  which  the  common  funds  are  applied 
to  the  maturin.i]^  of  the  difterent  series,'  the  rights  of  the 
shareholders  to  be  paid  out  when  the  point  of  maturity  has 
been  reached,  the  court  proceeds  :  "  In  conducting  the 
bu.sincss  of  a  corporation  of  the  serial  order,  when  a  con- 
siderable portion  of  the  stockholders  are  not  borrowing 
members,  it  might  be  not  only  a  just  but  a  beneficial  way 
of  conducting  the  business  to  loan  the  money  received  in 
the  usual  course  of  business  to  the  members  of  the  corpora- 
tion who  were  willing  to  borrow  the  same  and  pay  large 
premiums  therefore,  and  not  to  keep  the  same  on  hand  to 
the  detriment  of  all  the  members,  and  accumulate  it,  in 
order  to  be  prepared  to  pay  off  the  series  of  stockholders 
not  being  borrowing  members  whose  stock  became  of  its 
par  value,  and  when  the  necessity  for  payment  arrived 
make  a  temporary  loan  to  pay  off  said  members.  It  seems 
to  us  that  this  would  not  be  an  unreasonable  way  of  con- 
ducting the  business  of  the  corporation,  and  that  it  could, 
if  it  saw  fit,  make  a  loan  for  that  purpose,  there  being  no 
statute  or  by-law  of  the  company  expressly  prohibiting  the 
company  from  so  doing.  We  must  conclude,  therefore, 
that  the  corporation  had  the  power  to  make  a  loan  for 
the  purpose  of  paying  off  the  stockholders  of  the  first  series 
when  their  stock  became  of  its  par  value."  On  the  sub- 
ject of  the  assignment,  as  security  for  the  loan,  of  the  bonds 
and  mortgages  of  borrowers  in  junior  series,  it  is  said  : 
"  We  think  the  power  to  borrow  implies,  in  the  absence  of 
any  law  expressly  restraining  the  board,  the  power  to  se- 
cure the  payment  of  the  loan  by  an  assignment  of  the 
mortgages  and  bonds  of  the  other  members  held  and  owned 
by  the  corporation,  and  to  make  the  assignment  of  them 
for  that  purpose.^  In  this  case  the  bonds  and  mortgages 
are  made  on  their  face  assignable  by  the  company.  It  is 
said  it  is  unjust  to  assign  the  bonds  and  mortgages  given 

'  See  ante,  >/.  §  24-26.  its  debts  also,  Murray  v.  Scott,  9 

*  See  as  to  assignments  by  societj-       App.,  Cas.  5i9;Quein  v.  Smith,  108 
of  such  securities  as  collateral  for      Pa.  325. 
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by  members  of  the  subsequent  series  to  secure  the  pa}-- 
ment    of  the  money  due   to   the  stockholders  of  the  first 
series.     There  could  be   no  injustice  in  so  doing,   if  the 
money  was  in  fact   due  to  the  first  series.     The  payment 
could  be   enforced  by  them  in  equity  from  the  moneys  to 
become  due   on  such  bonds  and  mortgages,  in  the  absence 
of  any  other  resources  of  the  compau}-,  and  we  know  of  no 
other  resources  which   the  company  would  be   likely    to 
have.     The  pledge   of  these   mortgages  and  bonds  to  the 
bank  can  work  no  injury  to  the  men  who  gave  them.  Any 
payments  made   on  them  for  the  benefit  of  the  bank  will 
inure  to  their  benefit  the  same  as  though  it  had  been  paid 
to  the  corporation."     Finally,  it  is  held  that  the  receipt  of 
the  money  by  the  association,  and  its  application  to  a  legi- 
timate purpose  estops  the  association  from   disputing    its 
liability    therefor  :     "  The   corporation    has    received    the 
money  loaned,  and  applied  it  to  the  legitimate  purposes  of 
the  company   in  paying  off  the  first  series  of  stockholders. 
So  far  as  this  payment  was  justly  due  to  such  stockholders, 
all  the  other  stockholders  are  benefitted  by  it,  and  they 
cannot  retain  the  benefit  of  the  application  of  the  money 
loaned   by  the  bank,   and  refuse   to  pay  the    loan.     The 
plaintiff  is  estopped,   by  the  receipt  and  application  of  the 
money  to  a  legitimate  purpose  of  the  corporation,  from  set- 
ting up  a  want  of  power  in  the  corporation  to  make  the 
loan.     The     corporation    cannot   reap   the   benefit   of  the 
money   loaned,   and   then  allege  a  want  of  power  to  make 
it."  '     If,   indeed,   the   purpose  of  the  loan  had  not  been  a 
proper  one,  the  association  would  still  be  unable  to  escape 
liability  for  it,  except  by  proof  of  knowledge  on  the  part 
of  the  lender  of  the  unauthorized  character  of  that  purpose.'- 
§  299.   The  doctrine   of  this  case  seems  to  be  in  entire 
harmony  with   that  of  the   English   decisions,  except  that 
the  same  importance  is  not,  in  this  country,  attachable  to 

'  See  to  similar  effect  Criswell's  its  directois,   who  might  be  liable 

App. ,  100  Pa.  488  to  the  corporation  on  the  ground 

•(Jf  course  these  latter  considera-  of  a  breach  of  duty,  or  misapplica- 

tionshave  no  bearing  upon  the  ques-  tion  of  corporate  funds:  see  ante  ?^ 

tioii  of  the  legality  of  the  borrow-  193,194. 
ing  as  between  the  corporation  and 
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llic  iiuoslion  whether  or  not  an  express  authorization  to 
borrow  is  conferred  upon  the  directors  by  charter  or  by- 
law. As  far  as  the  power  of  the  corporation  to  become 
liable  for  money  loaned  to  it  is  concerned,  where  the  stat- 
ute is  silent  upon  the  subject,  the  question,  in  this  country 
iLs  in  Enj^land,  is  one  t)f  implication  from  the  nature  of  the 
powers  expressly  granted  and  the  reasonable  necessities  of 
their  legitimate  and  convenient  exercise.  If  any  restric- 
tion is  imposed  by  statute  upon  that  ])o\ver  or  upon  its  ex- 
ercise l)^■  tlie  directors,  it  is,  here  as  there,  imperative  ;  and 
here  as  there,  the  corporation  itself  may,  b>-  the  articles  of 
association  or  by-laws,  confine  its  own  power  to  borrow 
within  self-appointed  limits, — at  least  so  far  as  to  determine 
the  le^alitN-  of  the  act  of  borrowing  as  between  itself  and 
its  officers.  But,  if  the  power  to  borrow  exists  under  the 
statute  without  restriction  upon  its  exercise  by  the  directors, 
and  to  the  extent  that  it  so  exists,  it  is,  in  this  country,  ex- 
ercisable by  the  directors  of  the  corporation,  representing 
it,  unless  expressly  prohibited  or  limited  b)-  charter  or  by- 
law, and  without  being  expressly  delegated  to  them  !))• 
either.  Beyond  the  qualifications  imported  by  this  princi- 
ple, there  seems  to  be  no  reason  for  supposing  that  the  rules 
established  in  England  and  already  discussed  are  not  equal]}- 
applicable  in  this  country  in  similar  cases. 

What  (  <>usliiut«'s  Boirowiiiii.     Ovenlraits.     l)ei)osits. 

§  300.  It  has  been  said  that  the  overdrawing  of  its 
bank  account  ])\'  an  association  is  ncjt  a  borrowing  of 
money,  in  the  proper  sense  of  the  ])hrasc,  wdiich  may  be 
questioned  as  /////-a  r.vVr.v.'  But  this  position  must,  in  the 
light  of  more  recent  decisions,  be  regarded  as  untenable, — 
at  an)-  rate  so  far  as  relates  to  o\'erdrafts  made  in  pursuance 
of  an  understanding  between  the  association  and  its  bank- 
ers.    vSuch  a  transaction  is  simply  the  borrow'ingof  money.' 

'  See  o])inion   of    Hatherley,   L.  19   L.    T.    Rep.,    N.    S     593;  In  re 

C,  in  Lainj^   <■.  Reed,  L.  R.  5  Ch.  (fennan    ISIiniiig  Co  ,  22  I/.  J.,  Ch. 

.\pp   4;  Waterlow  z'.  Sharp,  L.  R.  H  956;  4  De  G  ,  .M.  and  G,  19. 

Uq.  501;  20  L.  T.,  N.  S.  902;  In  re  '  Looker   z\  Wrigley,  gQ.   B.  D. 

Cefn    Cilcen    Mininj^   Co.    (Liin.  ),  397;  Liqnidator.s of  Blackburn,  etc., 

Kdgeworth's  Claim,  L.  R.  7  Eq.  88;  Soc.    Z'.    Cunlilfe,    22     Ch.     D.    61; 
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§  301.  The  questions  arising  as  to  the  receipt  of  depos- 
its from  ''  depositors,"  '  where  that  species  of  business  is 
not  distinctly  authorized  by  statute,  are  referable  to  the 
borrowing  powers  of  the  association  ;  for  depositors  "  are 
in  fact  lenders  of  mone\'  to  the  association.'**"' 

status  of  Lender  cm  Distribution  <)f  Assets. 

^i  302.  When  the  borrowing  is  lawful  (or  the  society 
not  in  a  situation  to  be  permitted  to  dispute  its  lawfulness), 
the  lender  is  entitled  to  priority  of  payment  over  the  mem- 
bers of  the  association  in  respect  of  their  claims  qua  mem- 
bers.^ Of  course,  persons  who  are  members  and  have 
claims  as  such,  may  also  be  lenders  to  the  society  and  sus- 
tain towards  it  the  relation  of  creditors  by  reason  of  loans 
made  to  it  and  to  that  extent  be  entitled  to  preference  over 
their  own  and  others'  membership  claims.' 

l*o\>('r  of  Building'  Assoeiali«»us  (0  A<*(iuir<*  anil  Hold  Land. 

v^  303.  The  power  of  a  building  association  to  take  and 
hold  real  estate  stands  upon  a  somewhat  different  footing 
from  that  of  borrowing.  The  extent  to  which  it  may  be 
lawfully  exercised  is  usually  defined  with  accuracy  in  the 
statutes  under  which  tlie\-  are  incorporated,  and,  like  all 
corporations,  building  as.sociations  are  in  this  particular 
subject  to  the  law's  jealous  supervision.  At  the  same  time, 
it  must  be  remembered,  that,  under  a  general  law,  a  certain 
latitude  is  allowed  in  the  framing  of  articles  of  a.ssociation 
and  the  in.sertion  in  the  certificate  of  incorporation  of  pro- 
visions and  powers  not  inconsistent  with  the  law  and  public 
policy,  and  that  such  ])rovisions  and  powers,  though  not 
expressl)-  .sanctioned  by  statute,  will  if  offending  against 
neither,  be  lawful  as  to  the  state  and  l)inding  upon  the 
members  of  the  compau)-.'  An  improper  assumption  of 
authority  in  the  matter  of  acquiring  real  estate  will  not,  of 

niackburn,    etc,    Soc     v.   CunlilTe,  hereafter  thai   tlie  issuinj^  of  paitl- 

2y   Cli.    I).    902  ;  Tirook.s  v.    Black-  up  or  preferred  stock  is  not  a  bor- 

burn,  etc.,  Soc,  9  App.  Cas.  857.  rowinji  of  money:  post,  \  iJ  461-464. 

'  See  ante,  \  56  •'•  In  re  Mutual,  et,c.,  Soc,  30  Ch. 

•Criswell's    App,    100   Ta.    4S.S,  I).  434;  Criswell's /Vpp.,  supra. 

495.     See  also  Murray  v.   Scott,  9  '  lb. ,  and  ante.  §§255-256. 

.X])]).   Cas.    519.     It   will    be    seen  '  See  ante,  ^  41. 
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itself,  dissolve  the  society,'  nor  relieve  its  members-  or 
debtors-^  of  their  i>blioations  towards  it.  But  a  corporation 
cannot  take  or  \\o\d  jn-operty  in  excess  of  what  its  char- 
ter, or  the  statute  supreme  over  the  same,  allows.'  The 
association,  therefore,  cannot  be  held  to  compliance  with 
the  contract  ; ''  ami  if  it  is  carried  into  effect,  the  sales  and 
purchases,  being  unauthorized,  may  be  avoided  by  any 
party  in  interest,'"'  and  the  individual  who  assumed  to  enter 
into  the  contract  for  the  corporation,  may  become  person- 
ally liable  thereby."  It  has  been  suggested,''  that  the  only 
method  by  which  a  building  association,  incapable  of  hold- 
ing real  estate  to  an  unlimited  extent,  and  desirous  of  deal- 
ing in  it  beyond  the  limits  allowed  by  law  and  charter,  is 
to  let  the  directors  or  some  other  fit  person  take  the  title, 
and  mortgage  the  property  to  the  society  for  the  full 
amount  of  the  purchase-money. 

§  304.  Building  associations,  chartered  as  such,  in  the 
proper  signification  of  the  term,  exclusively,  very  fre- 
quently engage  in  a  species  of  real  estate  transactions,  more 
properly  belonging  to  what  in  England  is  called  Freehold 
Land  Societies :  z>.,  they  purchase  land,  and  either  with- 
out or  after  erecting  dwellings  thereon,  parcel  it  out  to 
their  members,  bidding  in  competition  for  preference,  as 
for  a  loan,  the  successful  competitor  giving  his  mortgage 
upon  the  property  so  acquired  to  the  society  ;  or  they  sell 
the  different  properties  at  auction  to  outsiders.  Such 
practice,  unless  clearly  authorized  by  statute  and  charter,  is 
illegal  in  every  step,  from  the  acquisition  of  the  land,  down 

'  See  Hughes  z'.  Lay  ton,  33  L.J. ,  fered  with  by  the  State.  See 
M.  C.  89;  10  Jur.,  N,  S.  513;  S.  C,  Rhoads  v.  Hoenierstown  Ihulding 
nom  Reg.  z'.  D'Eyncourt,  9  L.  T.  Association,  82  Pa.  iSo. 
Rep.,  N.  S.  702;  28  J,  P.  116;  4  Mn  re  Kent  Benefit  Building  So- 
Best  and  S.  820;  12  W.  R.  408;  S.  ciety,  30  L  J.,  Ch.  787;  4  L.  T. 
C,  Jioin.  Hughes  v  D'Eyncourt,  3  Rep.,  N.  S.  610;  7  Jur.,  N.  vS.  1045; 
X.  R.  420;  116  Engl.  C.  L.  Rep.  i  Dr.  and  Sm  417;  9  W.  R.  686;  25 
819.     See  post,  i!  310.  J.  P.  805;  Faulkner's  App.,    n   W. 

*Ib.  N.  (Pa.)  48;  and  post,  'i  307. 

3  See  ante,  ?J  178,  218,  282  «  Miller's  Est  ,  2  Pears  (Pa.)  248. 

*  Chamberlain    v.    Chamberlain,  ''  See  ante,  §§  209-210,  284-292. 

43  N.  Y.  424,  reversing  decision  of  ^  Davis,    Law   oT  P.uilding,    etc., 

Supreme  Court,  that  the  corpora-  Societies,  p.  85. 
tion  can  take  and  hold,  until  inter- 
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to  the  final  disposition  of  it.  There  is  nothing  in  the  ob- 
jects of  such  societies  permitting  them  to  speculate  in  land, 
in  fact,  to  become  land  societies.  The  question  has  re- 
ceived exhaustive  consideration  in  England,  and  the  doc- 
trine as  there  laid  down  seems  entirely  applicable  in  the 
United  States. 

English  Decisions  on  Power  to  Acquire  Land.    Liability  of 
Directors  Actiny:  Ultra  A  ires. 

§  305.   In    Grimes  v.  Harrison^  the  latter  question  was 
first  discussed.     By  the  first  rule  of  "  The  Prince  of  Wales 
Mutual    Benefit  Building  Society  "  (duly  registered)  it  was 
stated  that  the  object  of  the  society  "  was  to  raise  a  fund  by 
weekly  subscriptions  of  the  members  in  shares  of  twenty- 
five   pounds  each,  out  of  which  each  member  may  receive 
the  amount   or  value  of  his  share  for  the  erection  or  pur- 
chase of  a  dwelling-house  or  houses,  or  other  real  or  lease- 
hold  estate."     Tlie  thirty-first   rule    provided,   that    "  the 
board   shall  have  full   power  to  conduct  the  affairs  of  the 
society,  subject  only  to  the  rules  thereof  for  the  time  being, 
and  any  committee  to  be  selected  and  appointed  shall  have 
the  same  power  in  respect  of  any  matter  confided  to  them, 
subject  to  the  control  from  time   to  time  of  the  board." 
Upon  the  affairs  of  the  society  being  investigated,  it  having 
fallen  into  difficulties,  it  was  found  that  the  directors  had 
made  an   attempt   to   vary  the  objects  of  the  society,  and 
that  thev  had  altered  its  name  as  follows  :     "  The  North- 
west   London  Equitable  Freehold  Eand  Society,  enrolled 
as  the  Prince  of  Wales  Mutual  Benefit  Building  Society," 
and   that   they  had  issued  pass-books,  containing  a  copy  ot 
the  rules  of  the  society  and  the  accounts  of  the  individual 
members.     It  was  also  found  that  they  had  contracted  to 
purchase  a  piece  of  land  at  a  price  greater  than  the  moneys 
of  the  society    then   in  hand,  and  that    they   had   caused 
portions  of  the  purchase-money  to  be  paid  out  of  the  funds 
of  the  society.     Upon    a   bill  being  filed   by  some  of   the 
members  of  the  society  against  the  trustees  and  directors, 
charging  {inter  alia)  that  the   investment  was  a  fraud  on 

'  28  L.  J.,  Ch.  823;  S.  C,  33  L.       Beav.  435;  23  J.  W  421. 
T.    Rep.   115;  5  Jur.,  N.  S.  528;  26 
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the  rules  of  tlic  society,  it  was  held  tliat  it  was  such  a  fraud, 
for  the  objects  of  the  society  could  not  be  chan,^ed,  that  the 
rules  of  the  original  society  could  not  be  adapted  to  any 
altered  jnirpose,  and  that  the  rules  did  not  authorize  the 
purchase  of  land.  The  Master  of  the  Rolls,  in  delivering 
judgnient,  .said  that  there  is  a  <;reat  distinction  between  a 
freehold  land  society  and  a  benelit  buildino-  society.  "  A 
freehold  land  society  buys  land  wdth  the  funds  subscribed 
by  the  members,  and  divides  that  land  among  them  ;  but  a 
benefit  buildino-  society  advances  to  nienibers,  out  of  the 
.subscriptions  made  by  the  members,  sums  of  money,  to  be 
laid  out  in  the  purchase  of  land  or  buildings,  which  are 
then  mortgaged  to  the  society.  That  appears  to  be  the 
principal  difference  between  these  two  kinds  of  societies. 
But  in  either  case  these  .societies  must  be  bound  by  the 
rides  by  wdiich  the>-  have  been  constituted.  It  does  not 
lie  in  the  mouth  of  any  mend^er  of  the  society  to  say  that 
the  book  wdiicli  professes  to  contain  the  rules  of  the  society 
does  not  contain  the  rules  by  wdiich  they  are  bound.  .  .  . 
I  cannot  accede  to  the  argument  that,  as  between  the  mem- 
bers of  the  societ}',  the  fact  of  putting  a  title-page  to  the 
pass-book,  in  wdiich  the  society  is  called  a  freehold  land  so- 
ciety, will  really  alter  the  rules,  and  convert  them  into 
.something  other  than  what  they  purport  to  be  upon  the 
face  of  them.  ...  It  appears  that  the  certificate  of  Mr.  Tidd 
Pratt  was  obtained  without  any  intimation  that  the  words 
'  freehold  land  society  '  constituted  the  title  of  the  society, 
or  that  it  was  intended  in  any  respect  to  be  a  freehold  land 
society.  It  was  sworn  that  this  omi.ssion  was  made  pur- 
posely, because  it  was  known  that  Mr.  Tidd  Pratt  would 
not  certify  the  rules  of  the  society,  if  called  a  freehold  land 
.society,  to  be  within  the  provisions  of  the  6  and  7  Will. 
4,  C.  32,  but  woidd  only  certify  it  as  a  benefit  building  so- 
ciety. Therefore  it  is  impossible  to  adopt  the  argument, 
that  the  court  can  mould  these  rules  so  as  to  make  them 
applicable  to  a  freehold  land  .society,  wdien,  by  the  sup- 
pression of  the  fact  that  this  was  a  freehold  land  society,  or 
was  intended  to  be  so,  these  parties  have  obtained  from  the 
oflRcer   appointed    by   the  legislature  the   benefit  and   ad- 
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vantage  derived   from    being  a  benefit   building   society, 
solely  because  the  society  was  not  known  or  believed  to  be 
a    freehold    land    society.     It    is    therefore    impossible    to 
modify  these  rules  so  as  to  make  them  apply  to  a  freehold 
land  society."     His  Lordship  further  pointed  out  that  Rule 
I,  above  set  out,  did  not  give  the  directors  power  to  pur- 
chase land  as  they  thought  fit,  even  if  it  were  lawful  to  do 
so,  but  that   the   obvious   meaning  of  the   rule   was,  that 
"  the  amount  or  value  of  the  share  "  of  each  member  was 
to  be  applied  "  for  the  erection   or  purchase  by  him  of  a 
dwelline-house,  or  other  real   or  leasehold   estate,"  and  it 
contained   no  authority  to   the   directors  to   purchase  and 
divide  land   amongst  the  members,  which   might  be  the 
function  of  a  freehold  land  society,  but  not  of  a  benefit  build- 
ing society.     "  It  is  not  within  these  rules  ;  and  every  mem- 
ber is  entitled  to  say  to  the  directors,  '  You  shall  not  go  out 
of  these  rules  ; '  and  the  fact  of  the  society  being  entitled  a 
Freehold  Land  Society,  or  of  the  pass-book  being  an  account 
of  a  freehold  land  society,  or  of  the  minutes  being  kept  as 
the  minutes  of  the  proceedings  of  a  freehold  land  society, 
does  not  entitle  the  directors  so  to  act,  or  preclude  any  one 
of  the   members  who   may  think   fit  from   taking  the  ob- 
jection  to  their  acting   in   disobedience  of  rules  to  which 
they  are  bound  to  confonn."  ' 

§  306.  So,  in  another  case,  it  was  held  that  changiug 
the  name  of  a  society  to  that  of  "  The  Kent  Freehold  Land 
vSociety,  enrolled  as  The  Kent  Benefit  Building  Society," 
did  not  constitute  it  a  freehold  land  society,  although  the 
chano-e    was    made    witli    the    concurrence    of    the    me  in- 

bers." 

:^  307.  The  positiou,  as  defined  in  these  cases,  is  this: 
(i)  A  society  which,  l)y  its  rules,  authorized  the  directors 
to  deal  in  land  like  a  land  society,  or  beyond  the  limits 
contemplated   by   tlie  statute,  could  not  be  registered  as  a 

'  This  case   did  not  impeach  tlie  -'  In  re  The  KeiitBeiiefil  HuildiiiK 

ri.i<ht    of  the   directors   of  benefit  Society,   30  L.  J.,  Ch.  785;  S.  C,  4 

building   societies   to   invest   their  L.  T.  Rep.,  N.  S.  610;  yjur.,  N.  S. 

surplus   funds   in   land   under  the  1045;   1    Dr.  and  Sni.  417;  9  \V.  R. 

old  law,  but  only  referred  to  spec-  686;  25  J.  P.  805. 
ulations  in  land. 
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buiKliiiqf  association  under  it ;  '  and  (2)  if  the  rules  did  not 
so  authorize  the  directors,  they  would  have  no  power  to  do 
so,  and  any  member  might,  if  he  desired,  proceed  against 
them  in  equity."  Since,  therefore,  it  cannot  be  done  at  all 
without  authority  contained  in  the  rules  or  constitution  of 
the  society  ;  and  since  such  rules,  if  made,  are  illegal,  the 
association  or  its  officers  must,  in  either  case,  be  deemed  to 
be  acting  ultra  vires  ;  the  association  taking  no  title  in  the 
land  contracted  for  ;  and,  consequently,  its  contract  for  the 
purchase  of  land,  under  such  circumstances,  cannot  be  en- 
forced against  it.^  And  where  the  society  had  the  power 
to  borrow  money  "  for  the  purposes  of  the  society,"  a  debt 
which  its  directors,  pretending  to  act  under  that  authority, 
had  contracted  for  the  purpose  of  purchasing  a  landed 
estate  was  held  not  to  be  a  claim  against  the  assets  of  the 
corporation  under  process  of  winding-up.  Bacon,  V.-C,  say- 
ing :  "  Such  transactions  are  not  within  the  powers  of  the 
society.  They  might  as  well  have  betted  upon  the  horses 
running  at  Goodwood,  or  done  anything  else  that  came  into 
their  heads.""*  The  building  association  not  having  had 
the  right  to  borrow  the  money  for  the  purpose  to  which  it 
was  applied,   it  was  further  said,   the  principle  that  the 

'  This  does  not,  however,  extend  old  law  to  have  acquired  land,  and 
to  making  a  rule  illegal,  under  the  afterwards  to  have  entered  into  a 
old  act  in  England,  allowing  the  contract  for  its  sale,  it  is  doubtful 
directors  to  invest  a  portion  of  the  whether  the  trustees  could  enforce 
society's  surplus  funds  in  the  pur-  the  contract  if  they  did  not  obtain 
chase  of  real  estate,  provided  this  the  concurrence  in  the  deed  of  con- 
be  done  bo7ia  fide,  and  in  further-  veyance  of  every  member  of  the  se- 
ance of  their  main  objects;  Mul-  ciety,  unless  it  was  expressly  stipu- 
lock  V.  Jenkins,  14  Beav.  628;  21  L.  lated  in  the  contract  for  sale  that 
J.,  Ch.  65.  the    trustees   should   be   the    only 

''See    Davis,    Law    of  Building,  conveying  parties;"  cit.  Lethbridge 

etc..  Societies,  p.  82.     Ante,  ^^  1 14,  v.  Kirkman,  25  L.  J.,  Q.  B.  89;  S.  C, 

213.  2  Jur.,   N.   vS.   372;  26  L.  T.    Rep. 

3  In  re  Kent  Benefit  Building  So-  122.     See  Caldwell  v.  Ernest,  28  L. 

ciety,  30  L  J.,  Ch.  787;  S.  C,  4  L.  J.,  Ch.  810;  27  Beav.  39. 
T.   Rep.,   N.   S.   610;  7  Jur.,   N.  S.  ■•  In  re  Durham  County  Perma- 

1045;  I    Dr.  and  Sm.  417;  9  W.   R.  neut  Investment  Land  and  Build- 

686;  25  J.  P.  805.   It  is  further  said,  ing  Society,  Davis's  Case,  L.  R.  12 

in   Davis,    Law  of  Building,   etc.,  Eq.  516;  S.  C,  25  L.  T.  Rep.  N.  S" 

Societies,   p.   86,  that   "supposing  83. 
the  trustees  of  a  society  under  the 
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lender  may  follow  the  money  into  the  land  conld  be  of  no 
assistance  to  him  in  this  case.'  If,  on  the  other  hand,  the 
officers  who  made  the  illegal  contract  became  personally 
liable  by  reason  of  it,  this  imposes  no  obligation  npon  the 
members  to  indemnify  the  suffering  transgressors.  The 
rule  is,  that,  as  between  the  officers  and  the  society,  the 
latter  ma>-  become  committed  to  a  transaction  of  the  former 
which  is  idh-a  vires^  by  unanimous  consent  and  ratifica- 
tion. Where,  therefore,  the  directors  of  a  building  associa- 
tion, without  competent  authority,  bought  land  and  mort- 
gaged it  to  secure  money  borrowed  for  the  purchase  ;  and 
certain  members,  acting  as  trustees,  covenanted  to  pay  the 
mortgage  debt,  and  under  that  covenant  were  subsequently 
obliged  to  pay  it,  and  it  did  not  appear  that  every  member 
acquiesced  in,  or  was  cognizant  of  the  transaction  ;  the  un- 
fortunate trustees  were  not  allowed  to  compel  contribution 
among  the  shareholders  to  recover  their  loss.-  But,  where 
the  corporation  had  purchased  land,  but  had  not  paid  the 
purchase-money,  the  vendor  retaining  an  equitable  lien 
thereon,  the  properties  purchased  from  the  building  asso- 
ciation, upon  the  latter's  failure  to  pay  the  vendor,  were 
held  subject  to  his  claim,  although  the  owners  had  paid 
the  building  association  in  full.^ 

Anierioaii  Rule  as  to  Power  to  Acquire  aiul  HoUl  I.aiul. 

§  308.  Analogously  with  the  principles  established  in 
the  foregoing  cases,  it  has  been  repeatedly  held  in  Pennsyl- 
vania, that  a  building  association  has  no  power  to  take  or 
hold   real  estate  beyond  the  limits  fixed  by  statute,'  and 

'  But   where  a  loan  to  the  same  12   Eq.   521;  vS.   C,   25  L.  T.  Rep. 

society  was  secured  by  a   proinis-  N.  S.  84. 

sory  note  of  the  trustees,  and  by  a  ^  j,,  j.^  y^^x\\.  Benefit  Building  So- 

deposit  of  the  mortgage  deeds  exe-  ciety,  30  L.  J.,  Ch.  7S5;  vS.  C  ,  4  L. 

cuted  by  the   members   of  the  so-  T.   Rep.,  N.  S.   610;  7  Jur.,  N.  vS. 

ciety;  it  was  held  ( without  decid-  1045;  i   Dr.  and  Sm.  417;  9  W.  R. 

ing  upon  the  right  of  the  lender  to  686;  25  J.  P.  805. 

enforce  his  security  against  the  so-  :•  Peto   v.    Hammond,   8  Jur.,  N- 

ciety),   that  the  official   liquidator  S    550;  31   L.  J.,Ch   354;  30  Beav. 

was  not  entitled,  without  payment  495. 

of  the  money  advanced,  to  deprive  *  Miller's  Estate,  2  Pearson  ( Pa. ), 
the  lender  of  his  securities.  In  re  248;  Rhoads?-.  Hoernerstown  Build- 
Durham,  etc.,  Wilson's  Ca.se,  L.  R.  ing  Association,  82  Pa.  180.     As  to 
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thai  debts  contracted  h\  it  in  purcliasiu"-  real  estate  cannot 
bo  enforced  aj^ainsl  it.'  I{\en  where,  b\-  a  snl)sequent  cur- 
ative act,  the  lille  to  the  hind  pmcliased  /////vc  rv'/v.v  became 
confirmed  in  the  a.ssoeiation,  this  did  not  validate  a  mort- 
oaoe  L;i\en  upon  the  premises  by  the  bnildino-  association, 
and  the  vendor  conld  l)ase  no  claim  aoainst  the  .society 
it.self  thereon,  but  was  only  allowed,  upon  the  equitable 
doctrine  of  liens  for  purcha.se-money,  to  make  himself  paid 
out  of  the  land  itself,  so  far  as  it  would  reach. " 

^  309.  The  questions  involved  in  this  case  are  rather 
nice,  upon  the  facts  shown.  On  June  14,  1873,  A.  sold  to 
the  American  Ikiilding  and  Loan  Associatichi,  incorporated 
under  Act  1859,  fifty  acres  of  land,  at  $400  per  acre.  He 
g-ot  $4000  cash,  and  the  bnilding  as.sociation's  bond  and 
mortgage  for  $8000,  payable  in  five  equal  annual  instal- 
ments, with  interest.  The  building  association  also  as- 
sumed the  payment  of  a  purchase-money  mortgage  of 
$8000,  resting  on  the  land.  No  part  of  the  land  was  sold 
by  the  building  association,  and  no  part  of  the  purchase- 
money  mortgage  was  paid.  In  course  of  time,  A.  received 
all  but  $1600  upon  his  mortgage,  and  he  assigned  this  re- 
maining instalment,  part  to  F.  and  part  to  R.  The  build- 
ing as.sociation,  on  June  11,  1878,  was  dissolved,  and  a  re- 
ceiver appointed.  Suit  was  brought  against  the  building 
association  (A.  to  the  use  of  F.  and  R.)  to  recover  the  bal- 
ance of  purchase-money  due  by  the  building  association  on 
their  bond  and  mortgage  to  A.  On  September  17,  1879, 
before  the  suit  came  on  for  trial,  the  receiver  filed  a  bill  in 
equity,  praying  that  the  purchase  of  the  land  by  the  bnild- 
ino: association  from  A.  be  declared  void  and  ti/^ra  vires  ; 
that  the  receiver  be  directed  to  reconvey  the  land  to  A.  ; 
that   A.  be  directed  to  refund  the  money  paid  him  by  the 

powers  of  building  associations,  in-  194,)   that  a  contract  for  the  pur- 

corporated  under  the  general  law  chase  of  land  by  a  building  associa- 

of  Alabama,  to  hold  real  estate,  and  tion    will     not    be    declared    void 

convey  the  same  (not  abridged  by  where  the  land  has  gone  into  the 

Act  1870,  p.  308)  see  Cahall  v.  Citi-  hand  of  an  innocent  purchaser. 

zens'  Mutual  Building  Association,  'Faulkner's     App.,     11     W.    N. 

6r  Ala.  232.   It  is  intimated  (Thomp-  (  Pa. )  48. 

son,  R.  A.,  p.  56,  cit.   Vos  v.  Cedar  '  lb. 
Grove,   etc..    Association,    9    Bull. 
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building   association  ;  that   an  injunction  issue  restraining 
the   defendant   from   further  prosecuting  his  action  at  law. 
The    contention    of     defendants    before    the    INIaster  was, 
that,  though  at  the  time  the  purchase  was  made,  the  build- 
ing association  had  no  power  to  purchase  real  estate  as  this 
purchase    was    made,    or    to    issue    bonds    and    mortgages 
thereon,  yet,  by  virtue  of  the  Act  of  Assembly  of  June  17, 
1878  (P.  L.  214),  confirming  purchases  and  sales  made  by 
building  associations  prior  to  the  act,  the  sale  made  in  this 
case  was   validated  and  confirmed  ;  that  the  contract  be- 
tween A.  and  the  building  association  was  an  executed  one, 
and  therefore  the  building  association  estopped  from  setting 
up  the  defence  of  ultra  vires.     The  Master  reported,  that, 
at   the  time  of  the  purchase,  the  building  association  had 
no   power  to  make  such  a  purchase,  or  to  give  bonds  and 
mortgages  thereon,  and   that,  in    his  judgment,  the  Act  of 
June   17,  1878  (P.  L.  214),  "fails  to  relieve  the  defendants 
here,    mainly    because    it    contains  no   provisions  making 
valid  bonds  and   mortgages  executed  without  authority  of 
law."     He  recommended  that  the  purchase  and  sale  be  de- 
clared void,  and  that  the  receiver  be  directed  to  reconvey  to 
A.,  the   latter   to   refund  wdiat   the   society  had  paid  hiuL 
The  court,  upon  exception,  held  that  the  Act  of  1878  valid- 
ated the  title  of  the  corporation,  at  least  so  far  as  to  enable 
it  to   hold   the  land,  if  it  elected,  and  to  convey  the  title  ; 
but  that,  aside    from    the   liability  of  the   land   or  its  pro- 
ceeds, the  act  does  not  validate  the  unpaid  obligations  for 
the   purchase-money.     ''  The  defendants  should  be  permit- 
ted  to  proceed  on  either  their  bond  or  mortgage  to  enforce 
pavment  on  the  land  ;  but  the  Hen  of  an  execution  on  any 
judgment  thereon  must  be  limited  to  the  land  in  question. 
P>ut  the  defendant  cannot  be  called  on  to  repay  the  money 
already  paid   hiuL"     The  defendants   were,  therefore,  en- 
joined  from   prosecuting  their  action  on  the  bonds,  except 
only  as  against  tlie  land  on  account  of  the  purchase-mone>- 
for  which    the  bond  was  given  ;  and  that  they  be  confined 
and  limited,  upon  any  execution  which  maybe  issued  upon 
an\-  judgment  thereon,  to  said  real  estate.     Tlie  defendants 
appealed.     The  Supreme  Court  .says  :    "  We  are  of  opinion 
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that  the  purchase  by  the  buihliii<;-  association  was  itlt>-a 
vires.  Conccdinj^  that  it  was  validated  l)y  the  Act  of  As- 
sembly, of  1878,  we  agree  with  the  court  below,  that  the 
contract  for  the  unpaid  purchase-money  was  not  rendered 
valid  upon  their  surrendering  the  land  and  putting  the 
parties  in  statu  quo.  This  is  precisely  what  is  accomplished 
by  the  decree  below,  which  limits  the  recourse  of  the 
vendors  for  the  unpaid  purchase-money  to  the  land.  So 
far  the  contract  is  unexecuted.  So  far  as  the  purchase- 
money  was  paid,  the  corporation  certainly  cannot  claim  to 
avoid  the  contract,  and  recover  back  the  money.  The  doc- 
trine of  estoppel  fairly  applies.  We  are  of  opinion  that 
the  decree  below  does  exact  justice  between  the  parties." 

Kffoot    upon    Corporation    of    Unlawful    Departure    from 
Proper  Fuuetions. 

§  310.  The  unlawful  departure  of  a  building  associa- 
tion from  its  proper  functions  in  purchasing  real  estate, 
even  to  the  extent  of  changing  its  character  entirely  into 
that  of  a  land  society,  will  not,  of  course,  eo  ipso.,  put  an 
end  to  its  chartered  existence  as  a  building  association,  nor 
relieve  its  members  from  obedience  to  its  rules  and  per- 
formance of  their  duties  in  the  society.  The  case  of 
Hughes  V.  Layton  ^  was  decided  upon  this  point.  The 
following  were  the  facts  of  the  case  :  On  the  loth  of  May, 
1852,  about  300  persons  formed  themselves  into  a  society 
intended  to  be  established  under  the  provisions  of  the  act. 
At  the  first  meeting  held  for  the  establishment  of  the  so- 
ciety, it  was  stated  that  the  object  of  the  society  was  to 
enable  those  persons  who  might  join  it  to  procure  a  vote 
for  the  county  by  obtaining  the  allotment  of  a  piece  of 
land.  The  respondent  (Layton)  was  not  present  at  the 
meeting,  but  he  was  aware,  at  the  time  he  took  shares  in 
the  society,  that  one  of  its  objects  was  the  purchase  of 
land.  Rules  for  the  conduct  of  the  society  were  prepared, 
and  were  duly  certified  and  enrolled,  and  shortly  afterwards 

'  33  L.  J.,  M.  C.  89;  10  Jur..  N.  S.  R.  408 ;  et  nom.  Hughes  v.  D'Eyn- 

513;   S.   C,  nom.   Reg.   v.   D'Eyn-  court,  3  N.  R.  420;  116  Engl.  C.  L. 

court,   9  L.  T.  Rep  ,  N.  S.   712;  28  Rep.  819. 
J.   P.  116;  4  Best  and  S.  820;  12  \V. 
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Layton  joined  the   society  as   an  investing  member  (there 
being  at  that  time  no  other  class  of  members),  by  subscrib- 
ing for  two  shares,  upon  which  he  at  various  times  after- 
wards   made    payments.        The    directors    of    the    society 
bought  an  estate,  which  was  conveyed  to  the  trustees  for 
the  society,  and  was  then  divided  into  allotments  amongst 
such  of  the  members  as  desired  to  have  land.     The  mem- 
bers who  had  no  allotment  made  to  them  continued  as  in- 
vesting members,  as   contra-distinguished   from  the  other 
members,  who  were  also  allottees.     On  the  26th  of  March, 
1855,  Layton  became  one  of  the  allottees  of  the  said  land, 
and  signed  arid  delivered  to  the  board  a  memorandum,  of 
which  the  following  is  a  copy  :     "  No.  of  Register,  501.    I, 
Edward  Layton,  of  12,  Upper  Street,  Islington,  do  agree  to 
take  two  allotments  of  the  society's  land  situate  at  Enfield. 
Dated    March    26,    1855.     Edward   Layton.     The  weekly 
subscription    as    usual."'    Layton    was    at    that  time  con- 
siderably  in  arrear  with  his  subscriptions,  and  never  paid 
any  more  after  the  date  of  the  memorandum,  but  disputed 
his  liability.     The  society,  having  borrowed  a  great  part 
of  the  purchase-money   of  the  said  land,   and  having  no 
funds  out  of  which  it  could  repay  the  sum  borrowed,  ex- 
cept the  subscriptions   in   arrear   from    Layton  and  other 
allottees,  called  upon  liiin  for  ])ayment,  which  he  refused  to 
make.     Arbitrators    were    then   appointed,   who  made   an 
award  ordering  Layton  to  pa>-  a  certain  sum  ;  and  on  his 
neglecting  to  so  do,  a  summons  was  taken  out  by  Hughes, 
as  a  trustee,  to  enforce  the  performance  of  the  award.     At 
the  hearing  it   was  objected  that  the  justice  had  no  juris- 
diction, on   the  ground  that  the  society  was  not  a  society 
within  the  meaning  of  the  6  and  7  Will.  4,  C.  32,  and  that 
it  had   no  power  to  bu\-  land,  or  make  its  members  con- 
tribute to  the  purchase  thereof,  and  that  the  .said  E.  Layton 
had   ceased   to  be  a  member.     The  justice  decided  that  he 
had  no  jurisdiction,  and  a   case  was  stated  for  the  opinion 
of  the  court  under  the  20  and  21  Vic,  C.  43.     In  deliver- 
ing judgment,  Cockburn,  C.  J.,  said  :   "  1  am  of  the  opinion 
that  there  ought  to  be  judgment  for  the  appellant.     Under 
the  circumstances   of  the  case,  llic  justice   ought  to  have 
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issued  his  warrant  to  enforce  the  performance  of  the  award. 
The  society  was  registered  as  a  benefit  buildint^^  society 
under  the  6  and  7  Will.  4,  C.  32,  and,  by  the  rules  which 
have  been  certified,  subscriptions  and  fines  are  to  be  paid 
bv  the  members.  The  respondent  was  a  member,  and  he 
has  not  paid  his  subscriptions  or  fines.  To  the  claim  of 
the  society  for  the  payment  of  the  sums  due,  two  answers 
are  made.  First,  the  respondent  says  that  the  society  has 
been  dissolved,  and  that,  by  an  arrangement  between  the 
members,  the  society  has  been  changed  from  a  benefit 
building  society  to  a  freehold  land  society.  If  that  be  the 
case,  it  would  seem  to  be  a  contravention  of  the  original 
purpose  of  the  society,  under  which  it  had  been  formed  in 
the  first  instance  ;  but,  even  if  that  is  so,  it  does  not  follow 
that  the  society  has  ceased  to  exist.  If  there  has  been  a 
misapplication  of  the  funds  contributed  by  the  members, 
the  proper  course  of  proceeding,  on  the  part  of  a  member 
who  thought  himself  aggrieved,  would  be  to  apply  to  a 
court  of  equity.  But  so  long  as  it  remains  in  existence  the 
members  are  bound  by  the  rules  ;  the  consideration  of  an 
alleged  misapplication  of  the  funds  is  foreign  to  the  juris- 
diction of  the  justice.  The  whole  question  is.  Was  it  in 
existence  ?  If  so,  the  justice  has  no  power  to  consider 
whether  the  funds  have  been  properly  applied  or  not. 
That  is  a  question  for  a  court  of  equity.  I  do  not  see  that, 
because  the  arrangement  was  made  to  purchase  land,  the 
society  is  put  an  end  to."  The  same  doctrine  has  received 
incidental  recognition  in  Pennsylvania.' 

Misuse  of  Power  in  Lending-  Money. 

§  311.  A  building  association  may  also  become  guilty 
of  acts  it/^ra  vires  in  lending  its  money  in  a  manner  not 
permitted  by  law.  It  is  well  understood,  that,  whilst  the 
power  to  lend  its  money  is  at  the  very  foundation  of  a 
building  association's  usefulness,  it  does  not  amount  to, 
and  was   never  intended  to   be,  a  banking  or  discounting 

'  See  Miller's  Est.,  2  Pears.  (Pa.)       Association  v.  Martin,  13  N.  J.,  Eq. 
248.     See  also  Hobokeu   Building      428. 
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power  in  any  proper  acceptation  of  the  term,'  and  its  as- 
sumption, by  entering  into  the  business  of  purchasing  and 
discounting  notes,  where  there  was  a  constitutional  prohibi- 
tion upon  any  corporation  attempting  to  exercise  banking 
powers,  except  upon  certain  qualifications  not  acquired  by 
building  associations,  was  held  to  be  not  only  an  act  in 
excess  of  its  powers,  but  in  contravention  of  the  law  of  the 
land,  giving  the  society,  as  the  holder  of  a  note  .so  dis- 
counted, no  claim  upon  its  maker." 

Natiire  of  StM'uritie.s  ami  luvestment.s. 

§  312.  It  has  been  declared  in  England  that  the  direct- 
ors of  a  building  society  are  invested  with  a  large  discre- 
tion as  to  the  nature  of  securities  to  be  taken  and  invest- 
ments to  be  made,  that  they  ma}'  make  advances  on  classes 
of  securities  forbidden  to  ordinary  trustees,  and  that  they 
are  not  precluded  from  making  advances  on  securities  of  a 
speculative  nature.^  The  mere  personal  responsibility  of 
the  borrower  does  not  appear  ever  or  an^'where  to  have 
been  regarded  as  a  sufficient  ba.sis  of  a  loan  by  a  building 
association.  But  the  security,  e.£:,  of  a  leasehold  has  been 
expressly  sanctioned.-*     As  to  corporations  generally,  it  is 


'  Schober  v.  Acconnnodation  S. 
F.  and  L.  Association,  35  Pa.  223; 
Building  Association  v.  Seemiller, 
3  Phila.  (Pa. )  115;  vS.  C.,35  Pa.  225; 
Cooper  I'.  Sav  and  L.  Association, 
100  id.  402;  State  v.  The  Oberlin  B. 
and  Iv.  Association,  35  Ohio  St.  258; 
Forest  City  United  Land  and  B. 
Association  v.  Gallagher  et  al.,  25 
Id.  208;  Bater  v.  People's  etc.,  Asso- 
ciation, 42  Ohio  St.  655;  Ashland 
Banking  Co.  v.  Centralia  Mut.  S.  F. 
Association,  9  Luz.  Leg.  Reg.  (Pa  ) 
41;  Sweeney  z:  El  Paso  B.  and  L. 
Ass'n,  (Tex.  Civ.  App.)  26  S.  W. 
Rep.  290. 

■^  Manufacturers  and  Mech.  Sav. 
and  L.  Co.  z-.  Conover,  5  Phila.  (  Pa. ) 
18. 

^  Sheffield  and  S.  Y.  Perm.  Build- 
ing Soc.  Z'.  Aizlewood,44Ch.  D.412. 

*  Ibid.     See  also  Bisniark  B.  and 


L.    Association  v.    Bolster,    92    Pa. 
123.     The  power  to  take  any  par- 
ticular kind  of  security  implies  the 
power  to  do  those  things  which  are 
necessary  to  protect  the  interest  of 
the  society  in  the  property  encum- 
bered: as,  e.^Q-.,  to  satisfy  a  prior  en- 
cumbrancer and  take  and  work  the 
property  for  the  benefit  and  at  the 
expense  of  the   society:    Sheffield 
and  S.   Y.   Perm.   B.  Soc.  v   Aizle- 
wood,  supra, — and  to  pay  taxes  and 
assessments     ui)on     the     property 
mortgaged:  Baker  :-.  People's,  etc.. 
Association,   42  Ohio  St.  655,— and 
to  insure  the  property  mortgaged 
against  fire,   and   con.sequently    to 
contract  to  do  so,  and  to  make  itself 
liable  on  such  contract  ( the  measure 
of  damages  for  the  breach  of  it  be- 
ing, not  the  sum  agreed  upon  as  in- 
surance, but  the  dividend  the  in- 
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said  that  a  provisicni  in  the  charter  pointing-  out  the 
securities  in  which  its  funds  shall  be  invested,  is  merely 
directory  ;  and  that  a  borrower  upon  difTerent  security  can- 
not claim  that  it  is  void  on  the  ground  that  the  corpora- 
tion had  no  rioht  to  take  it.'  In  Alabama  it  is  decided 
that,  buildino-  associations  bein<a^  authorized  by  law  to  lend 
money  to  their  shareholders  secured  by  mortgage  on  real 
estate,  on  such  terms  and  conditions  as  may  be  prescribed 
hv  their  by-laws,  a  loan  is  not  u//ra  z'it'cs^  although  it  is 
not  made  in  conformity  with,  or  may  be  in  direct  contra- 
vention of,  the  by-laws  of  the  association  granting  it.'  And 
it  is  said  in  New  Jersey,  that  a  building  association  has  the 
right  to  invest  its  funds  upon  the  same  security  as  would 
be  taken  between  private  persons ;  so  that,  whilst  it  may 
be  the  custom  to  require  bond  and  mortgage,  and  an  as- 
signment of  stock  as  collateral,  this  is  by  no  means  ob- 
ligatory, and  no  presumption  arises  against  the  association 
where  it  is  not  insisted  upon.^  So,  in  Pennsylvania,  the 
purchasing  of  notes,  as  a  means  of  safe  keeping  and  in- 
vestment of  the  society's  funds,  is  not  questioned,  although 
the  buying  of  them  to  sell,  or  for  the  purpose  of  gain,  and 
with  a  view  to  employing  the  proceeds  in  buying  again,  is 

surance  company  would  have  been  the    premises.      It  was  held   that 

able   to  pay   if  the  insurance  had  usury  was  no  defence,  a  mortgage, 

been   effected   before  the   loss  oc-  in  a  court  of  law,  being  more  than 

curred):  Chicago  Building  Associa-  a  mere   security   for  a   debt,    and 

tion  V.  Crowell,  65  111.  453.  creating    a   direct  and   immediate 

'  Mutual   Life  Insurance   Co.    v.  estate  in  lands, — a  fee-simple  un- 

Wilcox,  7  N.   Y.  Weekly  Dig.  13.  less   otherwise   limited.     Welsh   v. 

A  loan  made  by  a  corporation  upon  Phillips,  54  Ala.  309.    Hence  node- 

securit}-   forbidden    by   its  charter  fence  could  be  made  which  could 

has   been   held   to   Ije   enforceable  not  be  made  if  the  conveyance  was 

against  the  borrower:  2  Morawetz,  absolute — no  inquiry  into  the  con- 

Priv.    Corp.,   {i   673,    cit.   Ayres   v.  sideration   of   the   debt,    or  of  its 

South   Australian   B.  Co.,  L.  R.  3  validity.      Doe   v.    Roll,    7     Ham. 

P.  C.  548,  559,   per  Mellish,  L.  J.,  Ohio,  401,     A  court  of  equity  is  the 

and  other  cases.  proper  forum  for  the  consideration 

*  Kelly    V.  Mobile  Building  and  of  all  other  questions  than  found  in 

IvOan  Association,  64  Ala.  501  (cit.  the  execution   of  the  conveyance. 

Angell    and    Ames,  Corp.,  ^  362).  Morris  v.  Harvey,  4  Ala.  300. 
This  was  a  case  of  ejectment,  the  ^  Union   Building  and   Loan  As- 

mortgage  having  been  given  to  se-  sociation  of  New  Brunswick  v.  The 

cure  the  payment  of  $2000  in  one  Masonic  Hall  Ass'n,   29  N.  J.  Eq. 

year,  and  monthly  rent  of  $25  for  389  (392).     See  ante,  l\  123,  126. 
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said  to  be  a  very  different  thing,  wholly  outside  the  legiti- 
mate business  of  a  building  association.' 

§  313.  It  may  also,  when  lending  money  to  a  member, 
accept,  in  addition  to  his  own  personal  security  and  assign- 
ment of  his  stock,  the  note  and  mortgage  of  a  third  party, 
not  a  member,  upon  his  or  her  own  real  estate,'  and  the 
mortgage  so  given  will  stand  for  the  whole  undertaking  of 
the  borrower  with  the  society,^  although  it  be  given  by  a 
married  woman,  the  wife  of  the  borrower.* 

Loans  to  Stiangrers  and  Persons  n<)t  Sui  Juris.     Mortgages 
of  ]>Iarrie«l  AVonu'ii. 

§  314.  Under  the  Wisconsin  building  association  law  of 
1878,  which  expressly  forbade  the  loaning  of  money  to  any 
but  members,  it  has  been  held  that  a  contract  entered  into 
with  a  building  association  by  and  through  which  it  might 
be  enabled  to  evade  that  prohibition  and  loan  its  funds  to 
one  not  a  member,  was  invalid  and  unenforceable.'^  But  it 
is  also  said  in  Pennsylvania,'"'  and  in  Ohio,"  and  seems  to 
be  the  understanding  of  the  law  in  Indiana,'*  in  Kansas," 
and  in  Massachusetts,'"  that  a  building  association  has  the 
power  of  lending  its  money  to  members  onh-,  and  not  to 
strangers.      It    must   be   admitted  that,   positive   statutory 

'  Manufacturers  and  Mechanics'  Wheeling     Building     Association, 

Savings  and  Loan  Co.  v.  Conover,  5  supra. 
Phila.  18.     See  ante,  \  311.  ^  See  cases  in  note  2,  supra. 

*  See    Massey    v.    The    Citizens'  '"  National  Investment  Co.  v.  Na- 

Building  and   Savings  Association  tional  vSav. ,  Loan  and  Building  .\s- 

of  Paola,   22  Kan.  624;  Pfeister  v.  sociation,  (Wis. )  52  N.  W.  Rep.  138. 
Wheeling  Building  Association,  19  «  Wolbach  v.  The  Lehigh  Build- 

W.   Va.   676;  Juniata    Building  and  ing  Association,  84   Pa.   211    (217), 

Loan  Association   v.  Mi.\ell,  84  Pa.  and  obiter  in  Stiles'   .Vpp.,  95   Pa. 

313;    Tanner's    .A.pp  ,    95   Pa.    118;  122(125). 

Building -Association  z'.  McDermott,  "States-    The  Oberlin   Building 

2   Kulp  (Pa.)  203:  Ass'n  t'.  Steele,  and  Loan   Association,  35  Ohio  St 

1 1  W.  N    ( Pa. )  204.  25S. 

3  Tanner's  App,,  supra;  Johnson  "  Poock  et  al.   v.  The    Lafayette 

V.   Elizabeth  B.  and  L.  Association,  Building  Association,  71  Ind.  357. 
104    Pa.    394;   Relief   Saving  I'und  "  St    Joseph    and     Kan.sas    Loan 

Association   v    Longshore,   8    Luz.  and  Building  Association  r'.  Thonip- 

Leg.  Reg.  (Pa  )   199:  and  the  third  son,  19  Kan.  321. 
party  will  not  be  entitled  to  notice  '"  See  Howard  Mutual  Loan  and 

of  the  member's  default:  Pfeister  Z'.  I'und  Ass'n   v.   Mclntire,  3  Allen, 

57'- 
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mandate  beiii<;-  out  of  the  way,  there  is  notliinj^-  in  the 
reason  or  ctMislitntion  of  hiiiUlin^y^  associations  in  favor  of 
the  doctrine.  On  the  eontrary,  althouj^h  it  undoubtedly 
was  their  design  that  eventually  all  the  members  should 
become  borrowers,  in  practice  there  is  always  a  laroe  por- 
tion of  them  who  content  themselves  with  paying,  and 
never  think  of  drawing  out.  Thus,  if  none  but  members 
mav  receive  loans,  the  funds  of  the  society  may  go  beg- 
ging ;  it  may  be  subjected  to  constant  losses  on  account  of 
their  lying  idle  ;  and  the  very  end  aimed  at  by  the  associa- 
tion, the  speedy  and  profitable  winding-up,  be  delayed  by 
a  restraint  as  unreasonable  as  the  license  is  harmless.'  Yet, 
in  the  absence  of  special  statutory  authority  giving  that  li- 
cense, the  doctrine  denying  it  to  building  associatio'ns  must 
be  held  to  be  established  by  authority.  In  England  it  was 
long  ago  conceded  that  building  associations  had  the  right 
to  make  loans  to  persons  not  members."  In  New  Jersey, 
their  right  to  do  so  is  expressly  asserted.''  In  Connecticut, 
under  the  Act  of  1850,  the  power  of  loaning  to  strangers, 
under  certain  restrictions,  was  recognized.^  But  in  all  of 
these  instances  the  power  was  expressly  granted  by  statute. 
Where  such  is  not  the  case,  the  weight  of  authority  un- 
doubtedly is  to  consider  the  loaning  of  money  to  outsiders 
as  an  unlawful  act  on  the  part  of  the  association  ;  and  the 
latter  will  not  be  permitted  to  enforce  the  loan  for  more 
than  the  amount  actually  advanced,  with  legal  interest. 
Such,  indeed,  was  the  rule  laid  down  in  Connecticut.''  In 
Indiana,  the  borrower  w^as  not  permitted  to  defend  against 
the  building  association,  plaintiff,  upon  the  ground  that  it 
had  exceeded  its  powers  in  loaning  the  money  to  one  not  a 
member.''  And  in  Pennsylvania,  the  building  association 
is  allowed  to  recover  from  a  borrower,  not  being  a  member, 

*•  See  ante,  §§  89-94.  Ass'n    v.    Wilcox,     24    Conn.    159. 

^  Cutbill    v.    Kingdom,    i    Excli.  And    see    Same    z'.    The    Meriden 

494(505);   17  L.  J.,  Hxcli.  177.  Agency  Co.,   lb    147.     The  act  al- 

■'  Union  Build.  Loan  Ass'n,  etc.  z:  lov\ed   loaning  to  strangers  where 

The  Ma.sqnic  Hall  Ass'n,  29   N.  J.  no  members  applied. 

Eq.  389  (392).  ^  See  cases  in  preceding  note. 

■•The  Mechanics   and    Working-  *  Pcock  z'.  The  Lafayette Buildinjj 

men's  Mut.  Sav.  Bank  and  Building  Association,  71  Ind.  357. 
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the   amount   loaned,  with  interest.^     The  same  rule  is  ap- 
plied in  Kansas.' 

§  315.  The  true  theory  probably  should  be  between  the 
extremes ;  so  that,  without  denying  the  right  of  the  build- 
ing association  to  lend  its  funds  to  outsiders,  under  any  and 
all  circumstances,  it  must  be   remembered,  (i)  that  it  can 
be  permitted  to  exercise  the  right  only  when  by  so  doing 
no  member  who  can   give  sufficient  security,  and  applies 
for  a  loan,  is  prejudiced  in  his  right  and  opportunity  to  re- 
ceive the  same  ;  ^  and  (2),  that  the  statutor>-  and  charter 
privileges   and   immunities    conceded   to  building  associa- 
tions, in  the  matter  of  premiums,  interest,  and  all  payments 
beyond  the   limits  of  what  the  usury  laws  allow  in  trans- 
actions between  other  borrowers  and  lenders,  were  intended 
to  applv  only  to  dealings  between  the  association  and  its 
members,  and  not  between  it  and  outsiders/     The  relations 
between  the   association  and  its   members  are,  by  statute, 
placed   upon   a  peculiar  footing,  and  it  cannot  be  assumed 
that  a  mere  stranger  should  be  bound  by  rules  which  gov- 
ern  the  members  only  b>-  virtue  of  their  membership  and 
its  implied  and  express  undertakings  ;  or  by  statutory  pro- 
visions which  look  towards  the  government  of  the  society's 
internal  affairs  exclusively,  and  whose  favor  and  obligations 
are  intended  for  members  only. 

§  316.  Thus,  in  Connecticut,  a  joint  stock  corporation, 
authorized  by  its  charter  "  to  do  a  general  insurance 
ao-encv,  commission  and  brokerage  business,  and  such  other 
things  as  are  incident  to,  and  necessary  in,  the  manage- 
ment of  that  business,"  in  order  to  effect  a  loan  of  a  build- 
ing association,  subscribed  for  its  stock,  and  received  a  loan 
upon  the  same  conditions  on  which  other  members,  as  one 
of  which  it  was  treated,  received  loans.  Upon  a  suit  to 
foreclose  the  mortgage  given  to  secure  the  loan,  it  was  held, 

'  Wolhach  Z'.  The  Lehigh  liuild-  Building  Association  of  New  Haven 

ing  Association,  84  Pa.  211.  v.  Wilcox,  24  Conn.    147;  Same  v. 

«  St.  Joseph  an.l  Kansas  Loan  and  Meriden  Agency  Co.,  lb.  159.    And 

Building  Association  v.  Thompson,  see  ante,  >d  89-94,  and  infra,  ii  316. 

ly  Kan.  321.  '  Ih.  and  Woll)ach  v.  The  Lehigh 

••'The   Mechanics  and   Working-  Building   Association,   84    I'a.    211 

men's  Mutual    Savings    Bank   and  (217). 
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that    the  corporation,   whose   charter  .i^avc  it   the   powers 
al)ove  described,  had   not  power   to  snbscribe  to  the  stock 
and  become  a   member  of  the   bnikling  association  ;  that 
such  subscription  was  void  ;  and  that,  therefore,  as  the  loan 
must  be  considered  to  have  been  made  to  a  party  who  was 
not  a  member  of  the  buiklino^  association,  practically  at  a 
rate  exceeding  the  lawful  rate  of  interest  (6  per  cent.),  the 
contract  was   not  protected   by  the  laws  sanctioning  such 
contracts  between  the  building  association  and  its  members, 
but  was  usurious.     The  amount  of  all  payments  whatever 
made  by  the  borrowing  corporation  to  the  lending  corpor- 
ation, were  therefore  ordered  to  be  deducted  from  the  sum 
total  of  the  former's  apparent  indebtedness,  and  a  decree  of 
foreclosure   entered  upon   the  remainder  only.'     And  sub- 
stantially upon  the  same  principle,  loans  to  strangers  at  a 
premium  are  elsewhere  held  to  be,  to  that  extent,  usurious." 
§  317.   In    the    class   of  outsiders,  towards  whom    the 
building  association,  as  a  lender,  and  with  reference  to  the 
statutes  of  usury,  stands  in  precisely  the  same  position  as 
any  other  corporation  or  private  person,  must  be  included 
all   those   who   are  not   siii  jiiris^  as  infants  and  married 
women,  wherever  they,  although  permitted  to  become  mem- 
bers of  building  associations,    yet  labor  to  such  a  degree 
under  the  common   law  disability  to  contract,  as  to  be  in- 
capable, without  special  authority,  to  become   bound   by 
the  terms  of  a  building  association  mortgage  to  any  greater 
extent  than  they  would  be  bound  by  a  mortgage  given  to  a 
private    person  ;  i.e.^    where    they    have,    in    general,    the 
capacity    to   mortgage,   for  principal   and  lawful   interest. 
Thus,   in    Pennsylvania  (under  the   Building  Association 
Act  of  1859  ^^^^  ^"^^  supplements,  and  prior  to  the  enabling 
act    of    1879    and   the   married  women's  acts  of  1887  and 
1893,)  where  a  married  woman,  capable  of  mortgaging  her 
.separate  property,   but    incapable    of   contracting,    except 

'The   Mechanics   and   Working-  -St.  Joseph,  etc.,  Association  v. 

men's  Mutual   Savings    Bank    and  Thompson,    19    Kan.    321;  and  see 

Buihling  Association  of  New  Haven  Vermont  Loan   and  Trust    Co.    v. 

V.    The    Meriden   Agency    Co.,    24  Whithed,   (N.  D.)   49  N.   W.    Rep. 

Conn.    159;   and  see  Same  v.  Wil-  321. 
cox.  Hi.  147. 
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where  expressly  empowered  by  statute,  and  only  to  the 
precise  extent  granted  by  such  authorization,  gave  a  mort- 
o-ao-e  to  a  buildinsf  association  to  secure  the  repayment  of  a 
loan,  together  with  fines,  premiums,  and  dues,  the  associa- 
tion could  recover  from  her  no  more  than  the  amount 
actually  loaned,  with  legal  interest,  and  that,  notwithstand- 
ing the  money  received  by  her  was  expended  in  the  im- 
provement of  her  separate  estate.^  These  stipulations,  it 
was  said,  were  distinct  and  separate  from  the  contract  of 
loan,  and  not,  like  other  conditions  {e.  g.^  scire  facias^  and 
failure  of  interest  clauses,  etc.),  or  waivers,  part  of  the 
authorized  mortgage  contract  itself;  and  whilst  the  latter 
bound  the  married  woman,-  the  former  did  not. 

§  318.  But  if  a  married  woman  does  not  set  up  her 
coverture  as  a  defence  to  the  premiums  contracted  for,  her 
next  of  kin,  after  her  death,  cannot  be  permitted  to  do  so.^ 
And  where  a  woman  was  the  owner  of  shares  in  a  building 
association,  and  upon  a  joint  judgment  of  her  and  her 
husband  (which  was,  in  law,  only  the  latter's),  a  loan  was 
made  by  the  building  association  to  the  husband,  the 
money  passing  directly  into  his  hands  ;  his  appeal  from  a 
decree  refusing  to  open  the  judgment  was  dismissed,  on  the 
ground  that  the  contract,  though  invalid  as  to  her,  was 
perfectly  valid  as  to  the  husband,  who  alone  was  before  the 
court  asking  for  relief  against  its  enforcements.^  Again, 
where  a  married  woman  holding  shares  in  a  building  asso- 
ciation had  borrowed  money  from  it  on  them,  and  to 
secure  the  loan  had  given  a  mortgage  on  her  individual 
property  and  her  husband's  bond  conditioned  for  the  pay- 
ment of  the  sum  borrowed  with  interest,  fines,  premium 
and  dues,  and  upon  her  default  judgment  was  entered  on 
the  bond  against  the  husband, — it  was  held,  in  an  appli- 
cation to  open  the  judgment,  that,  though  the  wife  was  not 
liable  by  reason  of  her  coverture,  this  fact  constituted  no 

'  Wolbach  r.  The  Lehigh  Build-  Patterson   i'.   Robinson,   25   id.,  82; 

ing  Association,  84  Pa.  21  r.     See,  Black  v.  Galway,  24  id.,  18. 

however,  also  Building  Association  -^  Kingsessing    Building   Associa- 

V.  Rice  and  wife,  8  W.  N    (Pa.)  12.  tion  :•.  Roan,  9  \V.  N.   C.  (Pa.)  15. 

«  See  Miner  v.  Graham,  24  Pa.,  *  Tanner's  App  ,  95  Pa.  118. 
491;  Glass  V.  Warwick,  40  id.,  140; 


282  THE   LAW   OP   BUILDING   ASSOCIATIONS.  [CH.  XI. 

defense  on  the  part  of   the  hnsband,  who  had  become  her 
snret>-  in  view  of  her  disability.' 

Ji  319.  On  the  other  hand,  if  a  married  woman,  being 
capable  of  giving-  a  mortgage  npon  her  separate  property  to 
secure  her  husband's  debts,  unites  in  executing  such  a  one 
to  secure  a  k>an  which  her  husband,  as  a  stockholder,  pro- 
cured from  a  building  association,  it  was  held  to  be  a  valid 
mortgage  upon  her  separate  property,  covering  premiums, 
fines,  and  dues.^  The  question  here  is  a  very  simple  one, 
and  the  distinction  obvious.  The  woman  is  capable  of 
giving  a  mortgage  to  secure  her  husband's  debts,  whatever 
they  may  be.  He  is  free  to  contract  for  the  payment  of 
fines  and  premiums.  What,  then,  is  his  debt  ?  If  he  is 
liable  (as  he  is)  for  the  whole  sum  stipulated  in  the  mort- 
gage, and  fines,  and  premiums,  or  for  dues  and  contri- 
butions of  any  kind  secured  by  his  obligation,  the  wife's 
mortgage  stands  for  them  all.^ 

§  320.  Where  a  married  woman,  while  under  common 
law  disability,  became  a  stockholder  and  borrower  in  a 
building  association,  and  after  the  passage  of  an  enactment 
removing  that  disability,  continued  to  pay  monthly  pre- 
miums on  the  loan,  it  was  held  that  she  could  not  sub- 
sequently set  up,  the  disability  which  had  originally  ex- 
isted, the  ground  for  recovering  what  she  had  paid  beyond 
the  amounts  which,  at  common  law,  could  have  been 
demanded  from  her.^ 

'  Wiggins' App.,  100  Pa.  155.  with   her  husband.      She   conveys 

*  Juniata  Building  and  Loan  As-  merely  her  inchoate  right  of  dower. 

sociation    v.    Mixell,    84   Pa.    313;  Hudson  City  Savings   Institute   v. 

Building    Association     v.    McDer-  Mc Arthur  et  al.,  8  N.   Y.  Weekly 

mott,    2    Kulp    (Pa.)    203;    Green-  Dig.  63. 

field's  Est.,  I   Chest.  Co.  (Pa.)  356.  ^  It  seems  that  an  executor,  where 

See  also  Association  v.   Steele,   11  he  can  mortgage  at  all  generally, 

W.    N.    (Pa  )  304;  ante,  ^  48.     But  may  equally  effect  a  mortgage  with 

the  fact  of  a  wife's  joining  with  her  power  of  sale  and  all  the  incidents 

husband  in  a  mortgage   upon   his  of  a  building  association  mortgage 

lands  to  secure  overdue  notes,  when,  on  advanced  shares.      Cruikshank 

by    assignment   she    held   a  prior  v.   Duffin,  L.   R.   13  Eq.  555;  41  Iv. 

mortgage  covering  the   undivided  J.,  Ch.  317;  20  W.  R.  354;  26  L.  T., 

one-half  of  a  co-tenant's  interest  in  N.  S.  121. 

the  same  lands,  does  not  subordi-  ■*  Uilzer   v.    Beethoven    Building 

nate    the   mortgage   she    holds   as  Association,  103  Pa.  86. 
assignee  to  that  in  which  she  joined 
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Loans  to  Otlier  Corporations. 

§  321.  A  further  question   arises   as   to  the  right  of  a 
building  association  to   advance  money  to  another  corpo- 
ration.    When  this  is  done  by  way  of  mere  deposit  in'  a 
bank,  there  can  be  no  impropriety  in  it.     But  a  case  '  arose 
in  1870,  in  England,  in  which  it  appeared  that  the  directors 
of  a    building    association    had    deposited  money  with  a 
finance  company,  the  bank  for  the  regular  deposit  of  funds 
being  named  in  the  rules.     The  finance  company  was  in- 
corporated, among  other  things,  for  the  raising  and  borrow- 
ing of   money   at   interest,  and  the  receiving  of  deposits. 
The  manager  of   the   latter  was  also  the  manager  of  the 
building  association.     The  finance  company,  however,  not 
being  a  banking  company,  no  checks   were  drawn  on  it ; 
but  when  a  deposit  was  to  be   withdrawn,  two  of  its  di- 
rectors drew  a  check   upon  its  bankers  in  favor  of  the  de- 
positor for  the  amount  withdrawn.     Such  a  check,  upon 
the  representation  of  the  manager  that  the  directors  of  the 
building  association  had  required  repayment,  was  drawn  in 
favor  of  the  building  association,   countersigned  by    the 
manager  of  the  finance  company  (who  was  also  the  manager 
of  the  building  association),  and  was  then  given  into  his 
possession.     It  was  cashed  by  the  bank,  but  the  proceeds 
never  paid  to  the  building  association's  directors.     Shortly 
afterwards    the    manager   died,   and    his   estate,  being  in- 
solvent, the  building  association  was  unable  to  recover  the 
amount.      It   then,   by   bill   in   equity,  asked  the   court  to 
direct    the    finance  company   to   make  good  the  amount, 
alleging  that   the  deposit  of  the  society's  money  with  the 
defendants  was   unauthorized  and  illegal,  and  that  the  de- 
fendants had  notice  of  such  illegality  ;  that  the  repayment 
to    the    manager    was    without    any    authority    from    the 
directors  of  the  building  association,  and  without  taking  a 
proper  receipt.     The   defendants,  in   their  answer,  alleged 
that  they  had  no  notice  that  the  building  association  had 
no  power  so  to  invest  its  moneys  ;  that,  if  it  were  so,  it  fol- 


I 


Hardy  v.  Metropolitan  I.anrl  26  L.  T.  Rep  ,  N  S.  407;  20  W.  R. 
and  Finance  Co.,  Law  Rep.,  7  Cli.  425;  (reversing  S.  C,  L.  R.  12  Eq. 
App.  427;  S.  C,  41   I-  J-.   Ch.  257;       386.) 
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lowed  that  the  society  had  also  full  notice  of  the  fact  of 
that  invcstiuent,  as  some  of  the  directors  in  the  finance 
coni]xin>'  were  also  directors  of  the  bnildino^  association  ; 
and  that  they  had  dnly  repaid  the  deposit  by  the  check 
given  to  the  manager.  It  was  held  that  the  bnilding  asso- 
ciation's directors  had  been  gnilty  of  a  breach  of  trnst  in  the 
depositing  the  money  with  the  defendants,  since,  if  it  was 
to  be  permanently  invested,  it  mnst  be  placed  npon  certain 
secnrities  only,  and  if  to  be  kept  for  immediate  nse,  it  mnst 
be  deposited  in  the  bank  indicated  by  the  rnles  ;  that  the 
payment  to  the  manager  was  not  a  payment  to  the  bnild- 
ing  association,  as  was  shown  by  the  conrse  of  bnsiness, 
and  that  the  bnilding  association's  demand  from  his  per- 
sonal representatives  did  not  prove  it  to  have  been  snch  ; 
and  that,  therefore,  the  money  having  come  into  the  de- 
fendants' hands  by  a  breach  of  trnst,  and  being  still  in  their 
hands,  they  mnst  now  refnnd  it  (with  interest),  and  it 
conld  not  be  treated  as  a  mere  money  demand  to  be  sned 
ont  at  law.  It  had  also  been  previously  determined  that  a 
bnilding  association  had  no  power  to  invest  its  funds  with 
another  bnilding  association,  and  that  money  borrowed  by 
one  to  be  lent  to  another  constituted  no  debt  which  conld 
be  enforced  against  the  former.^ 

§  322.  It  can  scarcely  be  said  that  these  decisions  furnish 
an  universally  applicable  guide  to  the  solution  of  the  ques- 
tion. In  this  country  it  has  received  no  distinct  adjudica- 
tion. There  was  a  case  in  New  Jersey,"  in  which  a  Masonic 
hall  association  had  subscribed  for  stock  in  a  building  as- 
sociation, and  received  a  loan  from  it,  and  the  debt  was  en- 
forced. But  this  question  was  not  expressly  presented,  and  the 
decision  of  the  court  touched  only  upon  other  issues  raised 
before  it.     There  was  another  case,  in  Connecticut,^  where 

'  In   re  Durham  County  Perma-  tion  of  New  Brunswick  v.  The  Ma- 

nent,  etc.,  Society,  Wilson's  Case,  sonic  Hall  Association,   etc.,  29  N. 

25  L.  T.  Rep.,  N.  S.  83;  Law   Rep.  J.  Eq.  389. 

12   Eq.  516.     The   Act  37   and   38  ^  Mechanics   and  Workingmen's 

Vic,  C.   42,   allows  a  terminating  Mutual  vSavings  Bank  and  Building 

society  to  invest  with  another  so-  Association  of  New  Haven  v.  The 

ciety,  but  goes  no  further.  Meriden    Agency    Co.,     24  Conn. 

*  Union  Building  Loan  Associa-  159. 
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a  building  association  attempted  to  enforce  a  note  secured 
b}-  mortgage  given  it  by  a  corporation  chartered  "  to  do 
general  insurance  agency,  commission  and  brokerage  busi- 
ness, and  such  other  things  as  are  incidental  to,  and  neces- 
sary in,  the  management  of  that  business  ;  "  and  which  had 
subscribed  to  the  stock  of  the  building  asssociation,  and  re- 
ceived a  loan  under  reservation  of  premium,  etc.  It  was, 
however,  held  that  the  agency  company  had  acted  ultra 
vires  in  subscribing  for  the  stock,  and  the  subscription  was 
void  ;  that  the  loan  was,  therefore,  not  a  loan  to  a  member, 
and  that  the  building  association  might  only  recover  what 
it  had  actually  loaned  the  corporation,  with  legal  interest. 
In  a  recent  case  in  Illinois,  the  defence  was  set  up  to  the 
foreclosure  of  a  mortgage  taken  by  a  building  association 
that  the  loan  was  made  by  a  member  of  it  for  the  benefit 
of  a  corporation,  which,  it  was  alleged,  could  not  become  a 
member  of,  and  therefore  could  not  borrow  from,  the  so- 
ciety :  a  decision  of  these  questions  was,  however,  declined 
on  the  ground,  that  (there  being  no  express  prohibition 
which  would  make  the  contract  void  and  not  merely  ultra 
vires)  one  who  had  become  interested  in  the  property  with 
full  knowledge  of  the  mortgage  could  not  dispute  its 
validity  any  more  than  the  mortgagor  could.' 

§  323.  It  certainly  does  not  appear  to  be  consistent  with 
the  purposes  of  a  building  association's  being,  nor  in  any 
wise  related  to  the  policy  which  justifies  the  creation  of 
these  institutions  with  the  extraordinary  powers  they  pos- 
sess, to  have  its  membership  in  part  composed  of  corpora- 
tions, and  there  can  be  little  doubt  that  the  statutes  never 
contemplated  such  a  departure."  But,  dismissing  the  ques- 
tion of  membership,  and  looking  at  the  transaction  as  one 
between  the  association  and  a  stranger,  there  appears  to  be 
no  reason  for  denying  the  right  of  a  building  association  to 
lend  money  to  another  corporation,  under  the  same  restric- 
tions which  were  indicated  in  the  case  of  loans  to 
strangers.^  As  for  any  power  to  invest  their  funds  in  the 
purcha.se  of  and  speculation    in  stocks  and   bonds  of  any 

'  Kadish    v.    Garden   City,   etc.,  '^  See  ante,  ^?  89-94. 

Ass'n,  ( 111. )  38  N.  E.  Rep.  236.  ^  See  ante,  \\  314-317. 
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Other  corporaticMi  whatever,  none  such  has  ever  been  con- 
ceded to  buildino-  as.sociations,  and  the  act  wonld  be  clearly 
a  niisapiilieation  of  its  funds. 

Powers  to  Koserve  IntciM'st. 

«^  324.  The  taking-  of  interest  is  so  much  the  ordinary 
incident  to  a  loan,  that  the  authority  to  lend  implies  that 
of  reserving;  lawful  interest  on  the  loan,  and  it  is,  therefore, 
not  ultra  vires  of  building  associations  to  reserve  interest 
upon  the  loans  they  are  capacitated  to  make.' 

Power  to  Coiii|>ioinise.    Trnllukinji  in  Soeioty's  Stock. 

§  325.  Nor  does  it  appear  to  be  an  improper  exercise  of 
the  building  association's  power,  to  compromise  with  its 
members,  investors  as  well  as  borrowers,  upon  fair  and 
equitable  principles,  and  in  good  faith,  both  as  to  the 
interest  of  the  stockholders  and  of  the  public,  and  there- 
upon to  release  them  from  further  obligation  to  the  so- 
ciety. A  building  association  in  Ohio  was  brought  into 
court  upon  quo  warranto  on  the  following  charges  of  abuse 
of  its  charter:  (i)  It  had  refused  to  make  loans  to  mem- 
bers ;  (2)  it  had  established  a  minimum  premium,  giving 
the  directors  power  to  vary  and  fix  it,  from  time  to  time, 
below  which  bids  by  members  were  refused  ;  (3)  it  had  or- 
dained distribution  or  dividends  of  cash  and  securities  to 
be  made  to  unadvanced  shareholders,  amounting,  in  the 
aggregate,  to  $10,296  ;  (4)  it  had  borrowed  money  on  notes 
from  a  bank,  for  the  purpose  of  making  loans  to  members, 
and  for  purchasing  stock  held  by  members,  so  as  to  trans- 
fer it  to  persons  not  members,  who  desired  to  obtain  loans 
from  the  association  ;  (5)  it  had  permitted  some  members  to 
hold  more  than  the  legal  maximum  of  shares,  and  issued 
loans  thereon  ;  (6)  it  had,  on  several  occasions,  compro- 
mised with  members,  who  then  sold  their  shares  to  the  as- 
sociation, and  were  released  by  it*froin  all  further  obliga- 
tions towards  it.  Every  one  of  these  transactions  was  by 
the  court  declared  illegal  and  an  abuse  of  power,  except 
the  last.     Of  this  the  court  says  :     "  The  association  com- 

'  City  Building  and  Loan  Co.  v.       347.     But   see    post,    Ch.    xii    and 
Fatty,    I  Abb.    App.   Dec.   (N.  Y. )       xiii. 
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promised   with   several  of  its  members,  and  released  them 
from  further  obligation   to  the  corporation,  as  well  on  ac- 
count of  indebtedness  for  loans,  as  on  subscriptions.     We 
have  examined  the  evidence,  and  we  do  not  find  there  was 
any  want  of   good  faith  in  these  transactions.     The   in- 
terest  of  the  stockholders,  as  well  as  the  public,  seems  to 
have   been  kept  in  view.     Of  course,  without   this,  such 
acts   could  not  be  upheld  ;  but  we  are  not  able  to  find  in 
the  statute  any  inhibition  of  the  power  to  make  such  com- 
promises, and,  on  fullest  consideration,  we  unite  in  holding 
that  the  power  exists."     The  judgment  of  the  court,  ac- 
cordingly, was,  that  the  corporation  bs  ousted  from  the 
exercise  of  the  powers  referring  to  the  refusal  of  loans  to 
its  members ;  of  establishing  rules   and  regulations,  or  so 
conducting  its  business  as  to  prevent  the  loan  of  its  funds 
to  a  member  who  bids  the  highest  premium  therefor ;  to 
borrow  money  for  the  purpose  of  lending  it ;  to  divide  or 
distribute  its  funds  among  members  in  advance  of  the  dis- 
tribution at  the  winding-up  of  the  corporation  ;  ^  to  traffic 
in  shares  of  its  own  stock  ;  and  to  permit  any  member  to 
hold  in  his  own   right  more  than  the  legal  maximum  of 
shares  :  but  not  from  the  power  of  compromising,  in  good 
faith  and   reasonably,   with  a  member,  and  releasing  him 
from  further  obligation  to  the  corporation,  whether  the  in- 
debtedness be  for  a  loan,  or  on  subscription.- 

§  326.  The  views  of  the  court  which  rendered  this  de- 
cision are  perhaps  more  clearh-  set  forth,  so  far  as  the  ques- 
tion of  an  a.s.sociation's  power  to  traffic  in  its  own  stock  on 
the  one  hand  and  its  power  to  compromise  with  members 
on  the  other  are  concerned,  in  a  more  recent  case.^  A  build- 
ing association  was  organized  with  a  nominal  capital  stock 

'  Such  periodical  dividends  are  See  also  vState  t'.  Greenville  Build- 
permitted  in  some  of  the  States  by  ing  Association,  29  Ohio  St.  92. 
statute.  And  the  mere  disadvantageousness 

2  State    c'.  The  Oberlin  Building  of   a  bargain   is   not  ordinarily    a 

and  Loan  Association,  35  Ohio  St.  ground  for  setting  it  aside.    Jeffries 

258;  (Gilmore,  C.  J.,  dissenting  be-  z'.   Insurance  Co..  22  Wall.  (U.  S.) 

cause,  in  his  opinion,  the  violations  47,  and  ante,  U  141-142 

of  its  charter  by  the  building  as.so-  ^  Wangerien    7'.    Aspell,  42  Ohio 

ciation  had  been  .such  as  should  be  St.  655;  24  N.  E.  Rep.  405- 
punished    with     total     forfeiture). 
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of  $400,000,  divided  into  2000  shares,  to  continnc  in  oper- 
ation   nntil  snilicicnl  funds  sliould  be  realized  to  distribnte 
$200  or  its  eqnivalent  to  each  share.     Snbseqnently,  at  dif- 
ferent periods,  resohitions  were  passed  by  the  stockholders 
anthorizing-  the   pnrchase,  as   it  was  called,  bnt  in  fact  the 
cancellation  and   retirement  of  stock  npon  a  basis  less  ad- 
vantag'cons  to  the   association   than   that   fixed  by  the  by- 
laws.    The  basis   established   by  these   resohitions  was  es- 
tablished withont   objection,  nor   was  it  the   resnlt  of  any 
device,  trick   or  misrepresentation  of  any  kind,  nor,  in  the 
then   condition   of  the  corporate  affairs,  apparently  nndnly 
favorable  to  those  who  wished  to  retire.     As  these  affairs, 
how^ever,  developed  later  on,  it  was  fonnd  that  the  members 
who  availed  themselves  of  the  terms  offered  by  the  resolu- 
tions referred   to  were  much  better  off  than  those  who  re- 
mained in  the  association,  and  it  was  then  sought  to  invali- 
date the  transactions  by  which  the  former  had  been  released 
from   further  liability  to  the  association.     The  effort  was 
successful  in  the  lower  court,  but  the  Supreme  Court  re- 
versed  its  decree,  which  was  based  upon   the  report  and 
recommendations  of  a  referee,  and  the  decision  in  the  last 
instance  clearly  points  out  the  dividing  line  between  an  un- 
lawful trafficking  in  its  own  stock  by  an  association,  and  a 
lawful    compromise    by    it  with    its    members.     Says    the 
court :     "  The  referee  construed  the  transaction  to  be  both 
a   purchase   of  the  stock  by  the  association,  and  a  division 
of  its  funds   in   advance   of  the   time   provided   for  by  its 
constitution.     This   view  we   have  not  been  able  to  adopt. 
The   transaction  was  not  a  purchase  in  the  correct  sense  of 
that  term,     A  purchase  implies  an  acquisition  of  property, 
a  change  or  transfer  of  ownership  ....     This  was  not 
within  the  contemplation  of  the  parties  to  the  transaction. 
It  w^as  not  intended  that  the  shares  should  be  kept  alive,  so 
to  speak,  and  remain  the  property  of  the  association  ;  on 
the   contrary,  the  object  sought  was  their  extinguishment 
by  retirement  and  cancellation,  and  we  see  no  reason  for 
imposing  on  the  transaction  any  other  character  than  that 
intended  by  the  parties   themselves.     Nor  did  the  parties 
intend  a  division  of  the  funds  of  the  concern  in  advance. 
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The   parties  who  went  out  expressly  waived  any  ri.i^ht  in 
the  ultimate  division  contemplated  by  the  constitution  of 
the  association,  in  consideration  of  receiving  at  the  time  a 
sum  agreed  upon  by  the  parties.     The  object  of  the  associ- 
ation was   to   reduce   the   number  of  shares  among  which 
final  division  should  be  made  when  the  funds  should  be 
sufficient  to  divide  $200  per  share  ;  and  this  cancellation  of 
stock  was   a  means,  as  they   supposed,   of  hastening  that 
day,  for  the  rate  at  which  stock  should  be  cancelled  was  no 
doubt  fixed  somewhat  below  its  real  value,  as  the  same  was 
measured  by  the  existing  assets  of  the  concern  at  the  value 
put  upon  them  b\-  the  association  at  the  time.     The  nature 
of  the   transaction  must  be  determined  by  the  understand- 
ing of  the  parties,  and  the  situation  as  it  appeared  to  them 
at   the  time   it  was   entered  into  ;  and  the  fact  that  some 
years   later,  either  through  the  mismanagement  of  those 
who  remained  in  and  participated  in  conducting  its  busi- 
ness, or  for  some  other  cause,  it  turned  out  that  the  associa- 
tion retired   these  shares  at  too  high  a  rate,  does  not  affect 
the   question.     Therefore  we  hold  the  transaction  to  be  a 
compromise  with  shareholders   and  a  retirement  of  their 
stock  ;  and  the  power  to  do  this,  we  think,  is  incidental  to 
all  building  and  loan  associations  organized  under  the  laws 
of  this  State.     The  expressed  object  of  their  creation  is  to 
afford  means  to  build  homes  for  its  members.     The  law 
must  be  taken  to  have  anticipated  the  exigencies  that  are 
likely  to  arise   in  the  affairs  of  life.     The  membership  in 
these   associations  is  usually  quite   numerous  ;  in   this  as- 
sociation it  was  over  500.      Its  duration  was  to  exceed  eight 
years.     A    multitude    of  causes    can    be    imagined    which 
would  render  it  highly  inconvenient,  and  many  that  would 
make    it  altogether  impracticable,  for  some  of  this  large 
number  of  shareholders  to  remain  members  until  its  exist- 
ence should  terminate  by  a  division  of  its  assets  according 
to  its  constitution.     In  such  case  they  must  either  take  the 
chances  of  a  sale   to  some  individual,  or  compromise  with 
the  as.sociation."     As  to  the  fact  that  subsequently,  the  set- 
tlements appeared  to  be  di.sadvantageous  to  the  association, 
it   is  said  that,  the  latter  having  the  power  to  compromise 
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with  its  members  and  to  retire  their  stock,  the  only  re- 
maiuino-  question  was  whether  the  power  was  fairly  and 
reasonably  exercised  or  not  ;  that  this  question  was  not  at 
all  determinable  by  reference  to  the  fact,  that,  as  the  nlti- 
mate  result  proved,  the  retirino^  members  received  too 
nnich,  but  by  reference  to  the  circnmstances  nnder  which 
the  compromise  was  made ;  and  that  the  adoption  of  the 
rate  or  basis  without  dissent,  the  absence  of  any  suggestion 
of  undue  influence,  misrepresentation,  ruse  or  device  of  any 
kind  employed  to  secure  its  adoption,  or  of  proof  that  the 
financial  condition  of  the  association  at  the  time  was  such 
as  to  make  it  unwarrantable,  and  the  general  acquiescence 
in  the  arrangement  for  a  considerable  period  after  its  ac- 
complishment were  proof  of  its  fairness  and  reasonable- 
ness.  "  To  hold  that,  in  order  to  make  a  compromise  with 
and  discharge  of  a  member  fair,  it  should  appear  as  the  ul- 
timate winding  up  of  the  affairs  of  the  concern  that  too 
much  had  not  been  paid  him,  would  be  to  defeat  all  efforts 
at  compromise  ;  for  no  member  would  care  to  withdraw 
upon  such  terms.  He  would  be  placed  in  this  situation  : 
if  in  the  end,  it  appeared  that  the  association  had  secured 
a  good  bargain,  the  transaction  would  stand  ;  but  if  it  had 
paid  him  too  much,  it  could  call  for  a  readjustment  of  the 
accounts,  if  it  saw  proper  so  to  do,  either  before  or  at  the 
time  of  its  final  dissolution.  This  cannot  be  allowed.^  The 
power  to  compromise  implies  a  power  to  bind  both  parties 
by  the  terms  agreed  upon,  though  they  prove  highly  ad- 
vantageous to  one  party  and  equally  detrimental  to  the 
other,  in  the  absence  of  fraud  or  some  other  recognized 
ground  of  equitable  relief."  ^  This  decision  covered  com- 
promises with  members  both  advanced  and  unadvanced, 
mere  investors  and  borrowers.  Its  doctrine  is  fully  sus- 
tained, as  to  both,  by  the  decisions  in  Pennsylvania,^  and 

'  Compare  McKeown  v.  Building  under  the  constitution,  the  society 

Association,  5  Bull.  52.  could  have  asked,   cannot  recover 

'  See   Haigh   v.   U.  S.  Building,  the  excess  if  the   transaction   was 

etc.,  Association,   19   W.   Va.   792,  done  with   knowledge  of  the  facts, 

where   it   is  held   that   a   member  but  under  a  mistake  of  legal  rights, 

voluntarily  paying  more  to  obtain  ^  Booz's  App.,  109  Pa.  592;  Miller 

a  release  of  a  deed  of  trust,  than,  z<.  Jefferson  Building  Association, 
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in  New  York  it  has  been  held  that  the  directors  (or  as  they 
are  there  called,  the  trustees)  of  a  building  association,  in 
the  exercise  of  a  reasonable  discretion,  may,  where  a  bor- 
rower is  unable  to  pay  his  debt  in  full,  permit  a  deduction 
of  a  part  of  the  amount  due  thereon  in  case  the  debtor  pay 
the  balance,  thus  reducing  the  indebtedness  to  the  actual 
value  of  the  property.'  But  in  North  Carolina  it  was  held, 
treating  the  settlement  as  a  purchase  by  the  society  of  its 
stock,  that  it  could  not  be  deemed  valid  as  against,  and  to 
the  prejudice  of,  creditors  of  the  corporation,  and  that  con- 
sequently, for  their  benefit,  the  original  liability  of  the 
shareholder  upon  his  subscription  remained  in  force,  not- 
withstanding the  settlement.^ 

Declaring;:  Dividends. 

§  327.  In  the  absence  of  express  statutory  authoriza- 
tion a  general  power  to  declare  and  pay  dividends  out  of 
the  profits  of  the  society's  business,  either  annually  or 
otherwise,  does  not  exist  in  building  associations.  As  will 
be  seen  hereafter,^  something  similar  to  it  may  be  lawful  as 
a  return  for  prepayment  of  stock.  But  the  rule  is  that,  as 
to  any  participation  in  profits,  the  scheme  has  reference  to 
the  final  adjustment  of  accounts,  not  to  any  intermediate 
realizations.^  Where  the  statute  authorizes  the  declarinof 
of  dividends  from  the  profits  or  earnings  quarterly,  it  has 
been  held  that  the  dividend  declared  for  any  quarter  need  not 
be  of  the  whole  profits  for  that  quarter,  and  that,  therefore, 
a  dividend  may  be  declared  at  a  subsequent  quarter  from 
the  earnings  of  a  previous  one.'* 

50   Pa.    32:    and    see    Watkins    v.  St.  258;  Seibel  v.  Victoria  Building 

Workingmen's,  etc.,  B.  and  L.  As-  Association,  43  id.  371.     Of  course, 

sociation,  97  Pa.  514.  the  declaring  of  dividends  out  of 

'  People  V.  Lowe.  117  N.  Y.  175;  the     capital     is    unlawful:   Kister- 

22  N.  li.  Rep.  10 1 6.  bock's  App.,  51  Pa.  485. 

'  Heggie   v.    Building  and  Loan  ■•  Marks   v.    Monroe    Perm.   Sav. 

A.ssociation,  107  N.  C.  581;  12  S.  E.  and  Loan  Association,   (Supr.  Ct.) 

Rep.  275.  As  to  settlements  between  52  N.  Y.  S.  R.  451.     But  premiums 

the  association,  especially  when  in-  are  not  caniiti^s  from  which  such 

solvent,  and  its  oflicers,  see  ante,  §  dividends   may   be   declarcid:  ibid. 

187.  Comp.,     contra,    Boone    v.  Home- 

'See  post,  §§  461,  et  seqq.  stead  Loan  Association,  (Supr.  Ct.) 

*  See  State  v.  The  Oberlin  Build-  23  N.  Y.  Supp.  203. 
ing  and  Loan  Association,  35  Ohio 
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Liability  to  Stato  Cor   I'nhnvl'iil    l>(»i>artur<'   IVoiii    Powers 
(iraiitiMl. 

§  32S.  As  to  the  corporate  existence  of  the  biiilding^  as- 
sociation, as  affected  by  the  departnres  above  considered 
(and  of  all  others  of  which  it  may  become  guilty),  from  its 
prescribed  and  legitimate  course  of  bnsiness  ;  it  is  not  de- 
termined, CO  ipso  facto^  simi)ly  by  reason  of  their  occnr- 
rence,  bnt  they  render  the  association  liable  to  the  inter- 
ference of  the  State  for  the  purpose  of  depriving  it  of  the 
franchises,  with  which  it  has  shown  itself  unfit  to  be  en- 
trusted.' And,  npon  such  direct  proceeding  to  enforce 
against  the  society  the  forfeiture  of  its  charter,  every  step 
on  the  unlawful  path  becomes  an  aggravating  element,  to 
be  weighed  by  the  court  in  pronouncing  its  sentence.  But  it 
is  said,  that  where  a  corporation  has  abused,  or  misused,  its 
corporate  power,  but  not  in  any  particular  as  to  which  it  is 
declared  by  statute  the  act  shall  operate  as  a  forfeiture  of 
its  charter,  the  court  is  vested  with  a  discretion  to  deter- 
mine whether  the  corporation  shall  be  ousted  of  its 
franchise  to  be  a  corporation,  or  merely  from  the  exercise 
of  the  powers  illegally  assumed.^ 


CHAPTER  XII. 

LOANS   OR    ADVANCEMENTS    TO    MEMBERS. 

\  329.  Analysis  of  the  transaction  and  contract  of  loan  or  advancement 
between  society  and  borrowing  member. 

^  34r.  Intepretation  by  the  various  courts  of  the  nature  of  loans  or  ad- 
vancements in  building  associations.     Decisions  in  England. 

\  342    Decisions  in  Maryland. 

\  343.  Decisions  in  Kansas. 

^  344.  Decisions  in  Tennessee. 

'i  345.  Decisions  in  North  Dakota. 

\  346.  Decisions  in  Massachusetts. 

\  347.   Decisions  in  New  Jersey. 

?  348.   Decisions  in  Louisiana  and  Arkansas. 

'i  349.  Decisions  in  Alabama,  Illinois  and  Minnesota. 

\  352.  Decisions  in  Virginia,  District  of  Columbia,  Michigan  and  Mis- 
sissippi. 

'  See  post,  \\  505,  507,  526.  258;   State  v.  Greenville   Building 

^  State   V.  The  Oberlin  Building      Association,  29  Id.  92. 
and  Loan  Association,  35  Ohio  St. 
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§  354.   Decisions  in  New  Hampshire. 

?  355-  Decisions  in  New  York. 

^  356.  Decisions  in  Georgia. 

§  357.  Decisions  in  North  Carolina  and  South  Carolina. 

?  359.  Decisions  in  Nebraska. 

^  360.  Decisions  in  Kentucky. 

^  361.  Decisions  in  Pennsylvania. 

^  362.  Decisions  in  Texas. 

^  363.  Decisions  in  Indiana. 

§  364.  Decisions  in  Connecticut,  Iowa,  Missouri,  Ohio,  West  Virginia. 

§  365.  Result  of  examination  of  all  decisions. 

^  366  Two  cardinal  principles  concerning  loans  and  borrowers. 

Analysis  of  the  Tiansaetioii  ami  Contract  of  Loan  or  A<1- 
vamenient  Between  Society  and  Borrowing  3Iein- 
ber. 

§  329.  The  peculiar  principles  of  the  building  asso- 
ciation scheme  are  full\-  developed  in  the  transaction  of 
loan  or  advancement  between  the  association  and  its  mem- 
bers.' It  is  a  matter  of  no  slight  difficulty,  to  convey  an 
exact  appreciation  of  the  elements  which  enter  into  this 
transaction  in  their  relation  to  one  another,  and  so  to  pene- 
trate and  analyze  its  complicated  nature,  as  to  present,  at 
once,  all  its  divers  phases  in  a  homogeneous  and  consistent 
aspect.  It  is  necessary,  in  order  to  accomplish  this  pur- 
pose, to  exclude,  from  the  outset,  the  consideration  of  all 
contracts  which  do  not  partake  of  the  distinctive  properties 
of  the  building  association  loan,  in  its  legitimate  character, 
keeping  in  view  its  legitimate  results.  This  tran.saction  is 
made  up  as  follows  : — (i)  A  member  holding  a  certain  in- 
terest in  the  ultimate  achievements  of  the  association,  con- 
ditioned upon  his  fulfilment  of  the  duties  of  his  nfember- 
ship,  may,  instead  of  waiting  for  the  realization  of  his  pro.s- 
pects  upon  final  settlement,  anticipate  their  contemplated 
result  by  obtaining  from  the  society  an  advance  bearing  a 
certain  proportion  to  the  same  ;  (2)  in  consideration  of  the 
preference  thus  accorded  liim  over  his  fellows,  the  require- 
ments of  strict  mutuality  constrain  liini  to  yield  to  the  so- 
ciety a  return,  in  tlie  shape  of  a  sum  of  money,  premium, 

'  For  the  manner  and  formalities  as   in    popular  speech,   no   signifi- 

of  obtaining  loans,  see  ante,  §§  19-  cance   being  attached    to   tlie   one 

20.     The  words  "  loan  "  and  "  ad-  distinguishing  it,    in    legal    effect, 

vance,"  and   their  derivatives,  are  from    the    other,   unless   expre.ssly 

used  interchangeably  in  tliis  work,  ])ointed  out. 
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or  bonus,  which  he  agrees  to  pay  it,  not  only  com- 
mensurate with  the  advantaoe  he  has  from  the  accommo- 
dation, but  also,  being-  a  contribution  to  the  common 
treasure  of  the  association,  designed  to  be,  in  a  measure, 
an  indemnification  to  others  who  have  been  postj^oncd  to 
him  in  the  competition  for  such  preference,  in  which  his 
peculiar  circumstances  and  necessities  have  justified  him  in 
overbidding  them  ;  (3)  he  accepts  a  liability  to  reimburse 
the  association  for  the  outlay  it  has  made  in  his  favor,  for 
the  measure  of  which  reimbursement  the  business  affairs  of 
men  furnish  only  a  single  universally  just  and  adequate 
basis,  that  of  principal  and  interest.'  But  the  manner  and 
method  in  which  this  obligation  is  intended  to  be  dis- 
chareed  is  the  crucial  test  of  the  svsteni,  and  the  criterion 
of  the  legitimacy  of  the  transaction. 

§  330.  It  is  perfectly  manifest,  that,  if  a  person,  receiv- 
ing an  advance  of,  say,  $750,  were  to  give  another  a  bond 
for  $1000,  payable  in  one,  three,  or  ten  years,  with  interest, 
he  would  have  little  reason  to  be  gratified  with  his  bar- 
gain, whether  the  interpretation  put  upon  it  obliged  him 
to  pay  interest  on  $750  or  on  $1000,"  and  whether  he  was 
to  be  permitted  to  repay  that  sum  in  installments,  or  only 
in  a  lump.  This  would  be  nothing  more  nor  less  than  a 
loan  at  usurv,  which  could  in  no  wise  recommend  itself  to 
the  conscience  of  a  court,  or  to  the  policy  or  intelligence  of 
a  sanctioning  legislature.  Still  less  attractive  would  it  ap- 
pear, if  the  bond  imperatively  called  for  regular  monthly 
partial  pa_\  ments,  to  be  enforced  by  fines  and  forfeitures,  at 
the  same  time  stipulating  that  the  interest,  also  to  be  paid 
monthlv,  should,  until  the  entire  $1000  were  made  up, 
never  decrease  in  amount,  but  at  all  times  be  the  lawful 
rate  per  annum  upon  $750  or  $1000,  as  the  case  might  be. 
Such,  therefore,  cannot  be  the  nature  of  a  1)uilding  asso- 
ciation loan  ;  yet  such,  viewing  it  merely  as  a  loan.,  would 
appear  to  be  its  features.  The  conclusion  is  thus  forced 
upon   the   mind,  that   it  will  not  do,  to   consider   the   ad- 

'  See  ante,  §55  124-125,  where  the       made     up    as     above    stated     are 
precise  undertakings  resulting    to      analysed. 

both  parties  from  the    transaction  ^  In  some  States  interest  on  pre- 

miums bid  is  allowed. 
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vancement  of  the  building  association  to  its  borrowing 
member  in  the  light  of  a  loan,  pure  and  simple,  but  that 
there  must  be  something  in  the  transaction,  its  intention 
and  essential  nature,  as  well  as  its  practical  workings, 
which  lifts  it  beyond  the  pale  of  mere  usurious  lending. 
This  element  is  found  in  the  manner  and  method  of  reim- 
bursement, although  it  unquestionably  proceeds  upon  the 
basis  of  principal  and  interest. 

§  331.  As  to  the  repayment  of  the  principal,  the  design 
is  most  simple.  The  member,  bound  by  his  original  con- 
tract with  the  association  to  make  stated  periodical  pay- 
ments of  fixed  amounts,  strengthens  his  undertaking,  to  the 
greater  security  of  the  association  which  has  parted  with 
its  funds  to  him,  and  may  well,  as  a  condition  of  so  doing, 
require  him  to  give  substantial  assurance  of  his  faithful  in- 
tentions as  to  the  discharge  of  his  membership  duties,  by 
mortgaging  his  property  to  it  as  a  pledge  for  such  discharge, 
to  the  end  of  the  society's  existence,  and,  in  case  of  his 
neglect,  notwithstanding,  for  the  enforcement  of  the  same, 
as  well  as  of  all  arrearages  and  fines  properly  charged 
against  him.  The  society  being  thus  re-assured,  the  mem- 
ber, mindful  of  the  impossibility  of  evasion,  continues  to 
pay  his  regular  dues.  These,  together  witli  all  similar 
payments  made  by  other  members,  and  together  with  all 
the  revenues,  from  whatever  source,  flowing  into  the 
society's  coffers,  are  added  to  the  common  treasury,  and 
again  made  the  means  of  securing  new  profits,  until  the 
period  arrives  when  the  association  is  ready  to  wind-up. 
The  shares,  his  own  interest  in  the  society's  accumulations, 
have  now  reached  their  contemplated  value.  But  the  bor- 
rower has  anticipated  that  result,  and  in  so  doing  has  given 
the  association  the  right  to  make  itself  whole,  to  reimburse 
itself,  not  only  for  what  it  has  given  liini,  but  also  for  what 
he  has  agreed  to  add  to  that  amount  by  way  of  premium 
offered,  out  of  the  sum  standing  to  his  credit  as  a  member 
of  the  society.  That  sum  is  necessarily  the  amount  he  has 
received,  plus  tlic  ])reininni  he  has  bid.  The  society  ap- 
propriates this,  and  the  principal  is  repaid. 

§  332.   There  remains  the  matter  of  the  iutercst.    Small 
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and  frequent  contributions  are  the  life  and  blood  of  the 
liuildinii-  association.  Thev  are  also  less  irksome  and  far 
easier  to  persons  in  small  circumstances  than  laroe  pay- 
ments at  orreater  intervals.  The  interest  is,  therefore,  pay- 
able monthly,  like  the  subscriptions,  and,  like  them,  its 
discharge  is  secured  by  the  borrower's  mortgacre.  As  the 
interest  from  any  borrower  comes  in,  it  is  added  to  the 
common  fund,  swelling  his  own  share  in  it  not  only  by  a 
proportionate  part  of  its  own  size,  but  also  of  the  profits 
which  its  re-investment  may  secure.  It  is  clear,  however, 
that,  as  no  reckoning  or  adjustment  of  accounts  can  take 
place  between  the  society  and  the  borrower,  previously  to 
the  final  one,  when  the  society  is  wound  up,'  and  as  he 
eets  the  full  benefit  of  everv  contribution  he  makes,  not 
only  in  the  increased  value  it  adds  to  his  interest  in  the 
common  fund,  but  also  in  his  share  of  the  profits  made  upon 
its  investment, — the  amount  of  interest  which  he  has  to 
pay  does  not  vary  from  the  beginning  to  the  end.'  Each 
contribution  is  not  applied  to  his  debt  as  it  comes  in  ;  it  is 
the  final  amount,  ascertained,  upon  winding  up,  to  have 
accumulated  upon  his  shares,  which  is  then  applied  in  ex- 
tinguishment of  the  principal.^  Until  that  period  arrives 
the  latter  remains  unchanged,  and  unchanged,  of  course, 
the  interest  upon  it.      Both  cease  at  the  same  time. 

§  333-  These  are  the  essential  elements  of  a  building 
association  loan,  and  where  they  are  not  found,  the  contract 
does  not  properly  come  under  that  description.  Thus,  if 
the  building  association  were  to  make  a  loan  to  a  stranger, 
or  to  a  member,  upon  terms  which  excluded  him  from  par- 
ticipating in  the  advantages  resulting  from  the  mutual  sys- 
tem, in  which  outlay  and  return  arc  so  intimately  blended 
as  to  be  in  fact  inseparable  ;  if  the  contract  were  that  of 
mere  loan,  looking  towards  the  repayment,  dollar  for  dol- 
lar, of  the  sum  loaned,  and  the  discharge  of  interest  in  the 
meanwhile,  this  would  n(jt  constitute  a  building  association 

'  See  ante,  ^  loo-ioi.  ''  See  Barker  v.  Bigelow,  15  Gray 
*  Except     under   statutory    pro-  (Mass. ),  130  ( 137);  State,  Washing- 
visions    such   as   are   discussed   in  ton,    etc.,     A.ssociatinn,    pros.,    v. 
Seibel    v.   Victoria   Building   Asso-  Hornbacker,  42  N.  J.  L.  635. 
ciation,  43  Ohio  St.  371. 
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loan,  and  the  reservation  of  a  premium  would  be  merely 
usury,  whether  sanctioned  by  statute  or  not.  But  it  is  not, 
therefore,  indispensable,  that  the  security  given  by  a  mem- 
ber to  his  association  should  stipulate  only  for  the  perform- 
ance of  membership  duties  and  the  payment  of  interest. 
It  may  be  given  for  a  specific  sum,  or  principal,  to  be  re- 
turned at  a  specified  time,  if  it  is  nevertheless  true,  that, 
whatever  may  be  its  formal  phraseology,  the  discharge  of 
the  debt  is  designed  to  be  according  to  the  system  and 
principle  peculiar  to  building  associations.^ 

§  334.  As  to  the  stipulation  for  the  return  of  the  loan, 
naming  a  specific  sum,  such,  in  fact,  is  the  effect  of  every 
building  association  mortgage.  And  one  which  calls  for  it 
in  express  terms,  does  nothing  which  is  not  equally  done 
in  a  mortgage  which  calls  for  the  continued  pa^-ment  of 
dues  during  the  association's  existence.  These  payments 
(of  dues)  must,  according  to  calculation,  eventually  be 
equal,  or  make  the  borrower's  share,  in  value,  equal,  to  the 
sum  actually  loaned  and  the  premium  bid.  This,  then,  is 
to  be  given  to  the  association,  and  a  mortgage  which  calls 
for  a  specific  sum  to  be  returned,  really  asks  nothing  more  ; 
for  that  sum  will  be  realized  when  the  shares  are  at  par, 
and  in  either  case  that  par  value  goes  to  satisfy  the  mort- 
gage. It  is  a  distinction  in  words  only,  to  sa>-,  that  in  the 
one  case  there  is  no  money  to  be  returned,  whilst  in  the 
other  there  is  ;  that  the  latter  stipulates  for  payment  of 
principal  and  interest,  whilst,  in  the  former,  these  features 
are  not  an  element  in  the  transaction,  the  only  debt  the 
member  guarantees  in  his  mortgage  being  his  obligation  to 
pay  dues,  and  to  be  a  faithful  member,  to  the  end  of  the 
society's  life.  The  fact  that  the  society  must  be  made 
whole,  is  acknowledged  upon  either  theory,  and  it  makes 
no  practical  difference  in  this  particular,  whether  the  trans- 
action is  treated  as  one  in  which  money  has  been  advanced 
and  must  be  repaid  out  of  the  final  accumulation  ;  or 
whctlicr,  to  .save  consistency,  the  same  end  be  accomplished 
by  proclaiming  that  an  advanced  mem])er  has  no  interest 
in    the   fiual    distribution.      Yet   the    latter  is  a  theory,  the 

'  See  Building  .Association  v.  Robinson,  46  Leg.  Int.  ( Pa. )  5;  19  Phila.  358. 
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luindlins^  of  which  is  not  only  a  most  delicate  matter,  but 
which,  lof^^ically,  results  in  the  most  confusing  inconsist- 
encies and  palpable  error.'  There  is,  indeed,  a  purpose  of 
convenience  to  be  served  by  making  a  definite  sum  repay- 
able, the  advantage  of  which  is  apparent,  where  it  is  de- 
sired to  repay  a  loan  before  its  maturity,  or  where  it  be- 
comes necessary  to  enforce  such  payment  from  a  delinquent 
borrower.  In  such  cases,  instead  of  being  obliged  to  re- 
sort to  intricate  and  uncertain  calculations,  as  to  the  prob- 
able duration  of  the  society,  during  which  dues  may  yet 
become  payable  by  the  member,  there  is  afforded  a  plain 
and  unmistakable  basis,  in  the  figure  of  the  mortgage, 
from  which  it  only  remains  to  deduct  the  stock-payments 
(less  his  share  of  expenses,  etc.)  which  the  member  wishes 
to  apply  to  the  liquidation  of  his  debt. 

§  335.  As  to  the  stipulation  for  the  return  of  the  loan, 
naming  a  specific  time  when  the  debt  shall  be  due,  it  has 
probably  never  been  pretended  that  a  building  association, 
taking  a  mortgage  from  one  of  its  members  for  a  specific 
sum  (being,  in  fact,  the  amount  received,  plus  the  premium 
bid  by  him,  or  the  former  only),  and  contracting  for  the 
repayment  of  the  same,  with  interest,  in  one  year,  or  any 
number  of  years  within  the  lifetime  of  the  association, 
would  have  the  right,  upon  the  expiration  of  the  period 
named,  and  without  any  default  on  the  part  of  the  mort- 
gagor, to  demand  from  him  the  face  value  of  the  mortgage, 
even  allowing  him  to  deduct  the  aggregate  amount  of  his 
stock-payments.  Such  is  not  the  purpose  intended  to  be 
served  by  building  association  loans.  A  long  time  to  re- 
pay, and  small  payments  frequently  repeated,  are  among 
the  principal  recommendations  of  this  system,  and  a  con- 
tract which  contemplates  anything  else  is  not  properly  to 
be  classed  as  a  building  association  loan.  Yet  mortgages 
written  for  one  year  are  not  necessarily  improper,  unless 
intended  to  be  enforced,  at  all  events,  strictly  according  to 
such  limitations.  By  such  arrangement,  even  independ- 
ently of  statutory  power  given,  the  borrower's  right  to  re- 
pay is   fixed  beyond  question,  as  also  that  of  the  society  to 

'  See  ante,  §2  121-122.  . 
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recover  in  case  of  default  ;  and  it  seems  the  court  will 
treat  such  mortgages  as  not  intended  to  be  recoverable  dur- 
ing the  building  association's  continuance  except  upon  de- 
fault in  stock-payments,  etc/  In  one  of  the  earliest  En- 
glish cases,  the  note  given  by  the  borrowing  member  to  the 
society  was  payable  on  demand,  the  agreement  of  forbear- 
ance and  stock-payments  being  an  outside  and  additional 
arrangement."  In  another,  a  mortgage  had  been  given  for 
the  payment  of  8^-.,  including  redemption  money,  for  100 
months  ;  ^  whilst  in  a  third,  the  deed  merely  recited  the 
amount  received  by  the  members  and  stipulated  for  the  pay- 
ment of  "  redemption-money  or  interest  "  during  the  life 
of  the  association.^  Yet  upon  all  of  these  transactions,  in- 
cluding the  essence  of  every  variety  of  form  conceivable  in 
building  association  loans,  the  same  construction  was 
placed  by  the  courts,  recognizing  the  fact  that  they  are  all 
in  truth  the  same  and  that  any  one  of  them  may  be  fol- 
lowed consistently  with  the  logic  of  the  dealings,  the 
nature  and  the  purpose  of  these  institutions.  Certainlv  a 
building  association  may,  with  perfect  propriety,  make 
loans  to  its  members,  with  all  the  incidents  of  true  build- 
if^g  association  loans,  fixing  the  probable  period  of  the  dis- 
solution of  the  society  as  that  of  the  maturity  of  the  debt. 
In  adding  this  provision  to  the  insertion  of  a  stipulated 
amount,  loaned  and  returnable,  there  is,  again,  nothing 
added  to  the  substance  of  the  contract  looking  merelv  to- 
wards  the  payment  of  dues,  etc.,  during  the  society's  run- 
ning. About  this  period,  in  either  case,  a  settlement  must 
take  place  between  the  association  and  its  borrowers.  But 
as  it  does  not  follow  that  all  the  mortgages  held  by  the  so- 
ciety against  its  members  must  of  necessity  then  be  can- 
celled, a  member  having  the  right  to  apply  his  stock-pay- 
ments  to  the  liquidation  of  his  debt,  or  not,  as  he  pleases, 

'  See      Kupfert     v.      Guttenberj^  and  Eq.  R.  57;  2r  L.  J.,  Ch.  2or;  15 

Builflin;^  Association,    30   Pa.   465;  Jur.    1070;    5    De  G.   and   .Sni.    17: 

and  see  also,  post,  Ch.  xvi.  infra,  ?  341. 

*  See  Silver  t'.  Barnes,  37  E.  C.  L.  "i  Seagrave  r.  Pope,  15   Engl.   L. 

R.  335;  6  Bing.  N.  C.  180;  8  Scott.  and    Eq.  R.  477;  22   h.  J  ,  Ch.  258; 

300:  infra,  §34r.  16  Jur.    1099;  i    De  G.,  M.  and  G. 

•'  Burbidge  v.   Cotton,  8  Engl.  L.  783;  infra,  g  341. 


300  THE   IvAW   OF  BUILDING   ASSOCIATIONS.        [CH.  XII. 

provided  the  society's  claim  is  satisfied  ; '  it  is  perfectly 
clear  that  a  inortgaj^e  stipulating^  for  the  repayment  of  a 
sum  certain,  at  a  time  certain,  whilst  it  answers  every  pur- 
pose aimed  at  by  the  society,  as  between  it  and  the  mem- 
ber, will  be  more  readily  disposed  of  and  realized  upon 
bv  wav  of  assignment  (beino-  then,  with  the  consent  of 
the  mortgagor  a  security  in  the  hands  of  the  assignee  en- 
forceable strict!)-  according  to  its  written  terms),  than  one 
which  lacks  certainty  in  these  particulars,  and  is,  there- 
fore, a  more  generally  available  security. 

§  336.  The  fact,  that,  in  some  loans  by  building  associa- 
tions, interest  upon  the  advance  is  not  reserved  as  such, 
can  make  no  difference  in  the  essential  nature  of  the  trans- 
action, where  its  equivalent  is  added  to  the  borrowing 
member's  stated  contributions,  the  payment  of  which,  thus 
increased,  is  secured  by  his  mortgage.  Thus,  if  the  par 
value  of  a  share  be  $200,  the  monthly  dues  upon  which, 
for  an  investing  member,  are  $1,  but,  after  he  has  taken  a 
loan  of  $200  from  the  association,  become  $2,  it  is  evident 
that  the  additional  $1  per  month  exactly  represents  the  in- 
terest he  would  have  to  pay,  at  six  per  cent,  per  annum, 
upon  $200,  whether  it  be  called  dues,  interest,  or  redemp- 
tion money.  Calling  it  by  another  name  does  not  make  it 
another  thing."  Some  distinctions  may,  of  course,  arise 
where  such  an  arrangement  is  adopted,  as  to  the  interpre- 
tation of  the  word  dues^  and  of  the  liabilities  of  borrowing 
members  in  respect  of  them,^  but  there  is  no  difference  so 
far  as  the  practical  results  of  the  contract  are  concerned, 
between  the  two  methods  of  securing  to  the  society  the  full 
return  of  its  outlay.^ 

§  337.  An  exact  analysis  of  the  transaction  between  the 
building  association  and  its  borrowing  member,  therefore, 
discloses  this  primary  fact,  that  the  reimbursement  which 
he  owes  to  the  society,  proceeds  upon  the  basis  of  a  return 
of  principal  and  interest,  whether,  under  the  construction 

'  See  post,  \\  477-478.  the   interest,    under   the   name   of 

» See   Delano   v.    Wild,    6   Allen  dues,  is  practically   charged  upon 

(Mass. ),  I.  the  amount  advanced  together  with 

3  See  post,  \  384.  the  premium  bid. 
*  Except  that  in  the  latter  case 
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of  any  particular  statute,  this  principal,  upon  which  in- 
terest is  to  be  charged,  be  taken  to  include  both  the 
amount  actually  changing  hands  and  the  premium  con- 
tracted for  ;  or  whether,  for  the  purposes  of  interest,  the 
real  principal  be  considered  as  represented  only  by  the  sum 
which  he,  in  point  of  fact,  has  received  into  his  hands,  the 
premium  being  regarded  as  an  additional  and  separate 
undertaking,  forming  no  part  of  the  loan  proper,  and  hence 
not  liable  to  carry  with  it  the  payment  of  interest  so  far  as 
it  is  concerned/ 

§  338.  The  features  thus  far  developed  give  evidence  of 
little  beyond  a  mere  transaction  of  loan  :  and  yet  the  ele- 
ment which  lifts  it  beyond  this  conception  has  of  necessity 
already  been  hinted  at.  It  lies  in  the  fact,  that,  whatever 
is  paid  by  the  borrower,  by  way  of  premium,  interest,  dues, 
fines,  etc.,  becomes  a  portion  of  the  common  fund,  and, 
being  re-invested,  adds  its  profits  to  the  great  bulk  in  which 
he  has  a  proportionate  interest  ;  and  these,  being  again  re- 
invested, and  so  on,  ad  i7ifinitum^  continue  to  swell  the 
assets  of  the  association,  until,  in  due  course  of  time,  dis- 
tribution can  be  made,  and  advanced  members  may  be  re- 
lieved of  their  obligations.  Thus  the  borrower  himself 
profits  by  his  own  payments  :  he  is,  in  a  measure,  at  once 
the  lender  and  the  borrower,  the  payer  of  the  interest  and 
the  recipient  of  his  own  payments.  Yet,  such  he  is  not 
directly,  but  only  consequentially.  He  contracts,  in  no 
literal  sense  of  the  word,  with  himself,  but  with  the  corpo- 
ration. His  own  individuality  is  merged  in  it  as  the 
lender.  He  doss  not  deal  with  his  fellow  members  of  the 
as.sociation,  as  with  so  many  partners.  The  transaction 
is  not  a  dealing  in  partnership  funds  pure  and  simple  ;  for 
members  of  a  corporation  are  not  partners,  even  as  between 
themselves,"  and  a  corporation  is  not  a  partnership. 
Nevertheless,  so  closely  does  the  organization  of  a  building 
a.ssociation  resemble  that  of  a  partnership,  that  it  is  almost 
impossible  to  draw  the  line  precisely  where  the  attributes 
of  a    partnership    end    and    those   of  a   mere  corporation 

'  See  post,  ?^  380-381,  403.  111.    82;    Crystal  Lake   Ice  Co.   v. 

'  Baker  v.  Adm'r  of  Backus,  32       Same,  lb. 
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bei;in.'  As  a  mere  mcml).!',  his  interest  in  the  society's 
huuls  and  assets  is  essentially  that  of  a  stockholder  in  a 
corporation,  not  that  of  a  partner  in  the  partnership  prop- 
ert\'  ;  \'et  in  no  other  corporation  known  to  the  law  do  all 
the  payments  made  by  a  member,  who  is  at  the  same  time 
a  borrower  so  directly  affect  the  extent  of  his  liabilities 
to  the  corporation,  at  any  moment  at  which  he  desires  to 
balance  a^^ainst  them  his  interests  in  the  same,  nor  so  dis- 
tinctly impress  him  wath  the  dnplex  character  of  creditor 
and  debtor  at  one  and  the  same  time." 

§  339.  An  additional  and  eqnally  important  element, 
intimately  involved  in  that  just  considered,  is  the  uncer- 
tainty, which,  to  the  very  final  settlement,  leaves  the  exact 
extent  of  the  borrowing  member's  reciprocal  rights  and 
liabilities  in  doubt.  As  a  member  of  the  association,  he  is 
bound  to  contribute  his  proportionate  share  to  the  pay- 
ment of  its  expenses,  and  to  bear  his  proportion  of  the 
common  losses.  The  nature  of  a  building  association's 
business  necessarily  brings  with  it  great  and  constantly  re- 
curring risks.  It  may  be  fortunate  and  it  may  be  unfor- 
tunate. In  the  former  case,  the  accumulation  will  be  ex- 
ceedingly rapid,  under  the  operation  of  the  rules  of  com- 
pound interest,  and  he  will  be  in  a  position  to  discharge 
his  debt  in  so  short  a  time  after  its  creation,  that,  not- 
withstanding his  heavy  undertakings  at  the  outset,  the  sum 
total  of  his  disbursements  may  not  have  drained  him  more, 
to  any  appreciable  extent,  than  an  ordinary  loan  of  the 
same  amount  would  have  done,  in  the  discharge  of  which 
he  would  not  have  had  the  advantage  of  the  easy  and 
gradual  method  of  repayment.  In  the  other  case,  he  will, 
in  common  with  the  rest  of  the  members,  and  to  precisely 
the  same  extent,  labor  under  the  difficulties  which  beset 
the  association,  and  the  effect  of  these  drawbacks  will  be 
the  postponement  and  aggravation  of  the  burden  of  his  con- 
tract. A  larger  proportion  of  his  contributions,  and  of  the 
profits   thereon,  will  be  absorbed  in  discharging  his  obliga- 

'  See  Est.  National  Building  As-       building  associations.     As  to  unin- 
sociation,  9  W.  N.  (Pa. )  79.  corporated  societies,  see  post,  Ch. 

»  This     refers     to     incorporated       xx. 


§  341  •]         LOANS   OR   ADVANCEMENTS  TO   MEMBERS.  303 

tions  as  a  member,  a  lesser  one  will  be  available  for  the 
discharge  of  his  obligations  as  a  debtor  of  the  association. 
These  contingencies,  however,  are  incalcnlable  up  to  the 
time  when  the  association  is  in  a  position  to  pay  out  the 
shares  in  cash.  There  has  been  a  loan  ;  the  method  of  its 
repayment  is  pointed  out ;  but  there  is  no  telling  what  will 
be  required  to  repay  the  loan.  Under  all  circumstances,  it 
will  be  the  par  value  of  the  shares  advanced  :  but  how 
much  the  member  will  be  obliged  to  pay  until  they  have 
attained  that  figure,  it  is  impossible  to  foretell.  It  may  be 
approximated  upon  the  theory  of  annuities,  as  in  mort- 
gages given  merely  for  the  payment  of  dues  ;  but  it  cannot 
be  ascertained  with  infallible  accuracy  before  winding  up. 
The  figure,  indeed,  may  be  stated  in  the  obligation  ;  but 
when  that  amount  will  have  accumulated  to  the  borrower's 
share  in  the  undivided  funds  of  the  association,  when,  only, 
that  sura  becomes  repayable,  no  man  can  tell  until  the 
time  has  actually  arrived. 

§  340.  The  various  elements  thus  entering  into  the 
transaction  have  been  laid  hold  of  by  the  courts  to 
sustain  or  invalidate  it,  accordingly  as  their  more 
or  less  accurate  understanding  of  the  purposes  and  results 
of  the  building  association  scheme  enabled  them  to  take  a 
comprehensive  rather  than  a  one-sided  view  of  it,  and  in- 
duced them  to  look  with  favor  or  disfavor  upon  it. 

In  order  to  give  the  reader  a  clear  view  of  the  state  of 
the  law  upon  this  subject,  it  is  indispensable  to  present  a 
synopsis  of  the  leading  decisions  found  in  the  reports  of 
England  and  the  several  States  of  the  Union. 

Iiiteipictatioii  by  the  Various  Cimrts  of  Uio  Nature  of 
Loans  or  Advaiicenients  in  Buildinj;-  Associations. 
J)<'eisi«>ns  in  I'^nj^iand. 

§  341.  In  the  case  of  Silver  v.  Barnes,^  it  appeared  that, 
under  the  rules  of  the  society,  advances  were  made  to  mem- 
bers, from  time  to  time,  at  five  per  cent,  interest  ;  the  sums 
.so  advanced  were  ])ul  up  to  competition  among  the  mem- 
bers, and  the  member  who  bid  highest  obtained  the  loan. 
The  defendant,  a  member  of  the  society,  having  bid  ;^I5 
>  6  Bing.,  N.  C.  180;  8  Scott,  300;  37  Engl.  C.  I^.  Rep.  335- 
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17.V.  M.  for  ;i  loan  of  ^80,  ofavc  liis  note,  payable  on  de- 
mand, for  /,'8o,  with  interest,  the  premium  of  ^15  i-js.  Gd. 
beino-  aj^reed  upon,  in  addition  ;  the  whole  sum  of  ^,'95  I'js. 
6(/.,  and  interest  on  ;^,'8o,  to  be  paid  by  monthly  install- 
ments of  i6,\\  On  an  action  being  brought  upon  the  note, 
these  facts  were  set  out,  and  usury  pleaded.  Upon  the  trial, 
the  judge  left  it  to  the  jury  to  say  whether  the  partner- 
ship was  a  shift  and  contrivance  to  evade  the  usury  laws ; 
if  so,  they  were  to  find  for  the  defendant :  but  if  they 
thought  it  a  bona  fide  partnership,  to  find  for  the  plaintiffs. 
The  jury  gave  a  verdict  for  the  latter,  and  Tindal,  C.  J., 
refused  to  set  it  aside,  on  the  ground  of  misdirection. 
"  The  question  was,  whether  the  transaction  was  a  loan  of 
money,  or  a  dealing  with  the  partnership  fund.  If  it  was 
a  loan  it  was  usurious.  We  think  it  was  a  dealing  with 
the  partnership  fund,  in  which  the  defendant  had  an  in- 
terest in  common  with  the  other  members  of  the  society, 
and  that  it  was  not  a  loan.  The  defendant  was  interested 
in  the  fund  when  the  money  was  advanced  and  when  it 
was  repaid.  The  rules  of  the  society  are,  in  effect,  a  mere 
agreement  by  partners  that  their  joint  contributions  shall 
be  advanced  for  the  use  of  the  one  or  the  other  as  occasion 
requires  ;  and  the  transaction  was  not  a  borrowing  by  the 
maker  of  the  note  from  the  payees."  A  case  is  then  re- 
ferred to  before  Alexander,  C.  B.,  in  the  year  1828,  in 
which  an  advance  from  a  similar  society  to  one  of  its  mem- 
bers was  held  to  be  a  partnership  transaction,  and  not  a 
loan. 

In  Burbidge  v.  Cotton^  the  objects  of  the  society,  certi- 
fied in  1845,  were  to  advance  the  society's  funds  to  its 
members,  to  accumulate  and  divide  the  profits  periodically. 
The  advances  were  made  by  putting  up  a  share  at  one  of 
the  meetings  for  competition  among  the  members,  and  the 
highest  bidder  was  entitled  to  the  advance  on  that  share, 
and  as  many  more,  to  the  number  of  twenty,  as  he  chose  to 
take  at  the  same  premium.  For  each  share  so  taken,  he 
was  to  pay  the  premium  agreed  upon,  and  also  8j.  a  month 

'  8  Engl.  Law  and  Eq.   Rep.  57;       G.  and  Stn.  17. 
2 1  L.  J. ,  Ch.  201 ;  15  Jur,  1070;  5  De 
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for  100  months  (during  which  time  the  society  was  to  exist) 
as  redemption  money  ;  and  on  these  conditions  he  might 
have  an  advance  of  ;/rioo,  the  full  value  of  his  share,  on 
giving  security  for  the  repayment  of  it,  together  with  such 
premium  and  redemption  money.  He  was  also  entitled  to 
participate  in  the  general  profits  of  the  society.  B.  became 
a  member  of  the  society,  and  obtained  an  advancement  of 
five  shares  at  premiums  of  ;^7i  for  three,  and  £']i  for  the 
remaining  two,  receiving  an  advance  of  ^^500  upon  giving 
the  security  required.  Subsequently  he  died,  and,  the  so- 
ciety pressing  for  the  payment  of  the  moneys  secured  to 
them,  B.'s  executrix  filed  a  bill  against  them,  alleging  that 
the  transaction  was  usurious,  and  the  society  illegal,  and 
claiming  to  redeem  the  security  on  repayment  of  ^500 
with  legal  interest.  It  was  held  (besides,  that  the  question 
of  legality  or  illegality  of  the  association  could  not  be  de- 
termined in  this  proceeding,  that,  upon  the  principle  of 
Silver  v.  Barnes,  the  transaction  was  a  dealing  with  part- 
nership funds,  and  not  a  loan,  and  hence  there  could  be  no 
question  of  usur}'. 

In  Seagrave  v.  Pope^  a  member  was  advanced  upon  ten 
shares,  on  two  different  occasions,  at  a  premium  of  ;^45 
loj.  per  share  of  ;^ioo.  Receiving  at  each  time  ^272 
lOJ.,  he  gave  two  mortgages,  conditioned  for  payment  of 
dues,  etc.,  and  3.V.  6<^.  per  share  redemption  money,  in  the 
rules  also  called  interest.  Desiring  to  transfer  these  mort- 
gages upon  other  property,  and  obtaining  the  consent  of 
the  directors  thereto,  a  deed  was  drawn,  by  which,  in  con- 
sideration of  /544,  to  him  paid  by  the  trustees  of  the 
building  association,  he  assigned  to  them  certain  lease- 
hold property,  upon  trust  to  permit  him,  so  long  as  he 
should  duh-  make  the  .several  payments,  and  observe  the 
regulations,  prescribed  in  the  articles  of  the  .society  in  re- 
spect of  .said  .shares,  etc.,  to  hold  said  premises,  and  receive 
the  rents  thereof  for  his  benefit :  in  case  of  default  for  six 
months,  these  to  be  taken  by  the  society,  and  if  insufficient 
with   their  revenues   to  cover  the  payments,  due  upon  his 

•  15  Engl.   L.  and  Eq.  Rep.  477;      De  G.,  M.  and  G.  783. 
22  L.  J.,   Ch.    258;  16  Jur.  1099;  I 
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undortakinj^,  to  be  sold.  Truro,  L.  C,  held,  in  nii  elaborate 
opinion,  that  the  transaction  was  not  a  loan,  but  an  antici- 
patory payment,  liy  \va>'  of  discount,  of  the  shares  the 
uienibers  would  otherwise  be  entitled  to  claim  payment  of 
at  the  termination  of  the  society.  The  3^.  dd.  per  share, 
althouj^h  called  "  redemption  mouey  or  interest,"  in  the 
rules  of  the  society,  the  Lord  Chancellor  held  to  be  a  con- 
sideration, not  for  the  loan  of  money  to  be  returned,  but 
for  a  repayment  to  the  member  made  earlier  than  he 
would,  of  rii^ht,  be  entitled  to  receive  it.  And  similarly 
other  phrases,  in  the  society's  rules,  seeming  to  indicate 
that  they  regarded  the  transaction  as  a  loan,  c.g.^  the  rule 
that  no  second  mortgage  shall  be  deemed  a  sufficient  se- 
curity for  any  moneys  to  be  advanced  by  the  society, — a 
provision  for  redemption  beginning  with  the  words,  "  That 
if  any  member  of  the  society  having  purchased  any  share 
or  shares,  and  secured  the  repa)'ment  thereof," — or  "  secur- 
ity which  shall  have  been  given  for  the  same," — are  all 
held  to  be  merely  inapt  expressions,  inapplicable,  in  strict- 
ness, to  the  nature  of  the  real  transaction.  Yet,  in  the 
course  of  the  opinion,  it  is  significantly  said,  that  the  se- 
curing of  the  i^ayment  of  dues  "  virtually  amounts  to  a 
seciiriiig  the  repayment  of  the  sum  advanced^  but  something 
more,  as  the  monthly  payments  will  be  sure  to  cover  and 
exceed  the  amount  advanced."  This  excess  is,  clearly,  the 
premium  bid,  and,  if  the  dues  are  taken  to  include  the  re- 
demption money,  the  accruing  interest,  besides. 

These  cases  are  regarded  as  establishing  the  principle  in 
England  that  the  transaction  is  to  be  viewed  as  a  dealing 
in  partnership  funds,  and,  in  that  sense,  have  been  uni- 
formly followed  in  subsequent  decisions.'  It  must  be  ob- 
served, however,  that  the  doctrine  of  Silver  v.  Barnes  ap- 
pears to  have  been  carried  a  step  farther  than  originally  in- 
tended. In  that  case,  as  has  been  seen,  the  nature  of  the 
contract  had  been  left  to  the  jury,  and  upon  their  finding 
that  it  was,  in  fact,  a  partnership  arrangement,  the  court 

'  See  Cutbill  v.  Kingdom,  17  L.  Building  Society,  Davis's  Case, 
J.,  Ex.  177;  I  Exch.  494;  In  re  Wilson's  Case,  Law  Rep.  12  Eq. 
Durham  County  Permanent  Benefit      516;  S.  C,  25  L.  T.  Rep.,  N.  S.  83. 
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merely  refused  to  disturb  the  verdict,  or  to  declare  the 
transaction  illegal  upon  its  face.  The  later  cases  admit  no 
question  as  to  the  nature  of  the  transaction,  but  take  it  for 
granted,  that  it  is  a  partnership  transaction,  and  proceed 
upon  that  as  a  legal  postulate. 

Deoi.sious  in  3Iaiyhixi(l. 

§  342.  In  this  axiomatic  shape,  the  doctrine  seems  to 
have  found  its  way  to  Maryland.  In  Robertson  v.  The 
American  Homestead  Association^  the  court  say  :  "  We 
adopt  the  views  expressed  by  the  Court  of  Queen's  Bench 
in  Silver  v.  Barnes,  .  .  .  and  by  the  Courts  of  Chancer}^ 
in  England,  in  Biirbidge  v.  Cotton,  .  .  .  and  Seagrave  v. 
Pope.  .  .  .  This  last  case  involved  the  construction  of  a 
morto-age  executed  in  conformity  with  the  Statute  of  6  and 
7  Will.  II'.  Ch.  J2,  almost  identical  in  its  terms  with  the 
mortgage  before  us."  And  these  views  have  been  sub- 
sequently applied  in  that  State,"  but  onh-  where  the  mort- 
gages were  given  for  the  payment  of  dues,  etc.,  merely,  for 
the  indefinite  period  of  the  society's  continuance  in  strict 
accordance  with  the  statute,  and  where  the  association 
advancing  the  money  was  organized  under  the  build- 
ing association's  act,  and  came  precisely  within  its  mean- 


ing.^ 


Decisions  in  Kansas. 

§  343-  ^^^^G  same  principles   are  adopted  in  Kansas,  in 
the   case  of  Massey  v.  The  Citizens^  Building  and  Saving 

Association   of  Paola. '      The  facts,  that  the  borrower  con- 

'  lo  Md.  397  (411).  Association,  id.  569;  Waverly,  etc, 

«  See   Shannon    v.    The   Howard  Association  v.  Buck,  64   Md.   338  ; 

Mutual    Building    Association,    36  Baltimore  Permanent  Building  and 

Md.  3S3;  Lister  c'.  Log  Cabin  Build-  Land  vSociety   v.    Taylor,    41    Md. 

ing  Association,  38  Md.  115;  WilHar  409;    Birmingham    et    al.     v.    The 

Z'.The  Baltimore  Butchers' Loan  and  Maryland    Land     and    Permanent 

Annuity  Association,  45  Md.  546.  Homestead  Association,  45  Md.  541, 

3  See  Williar  v.   The  Baltimore  (which  latter  case  is  that  of  a  so- 

Butchers'  Loan  and  Annuity  Asso-  ciety   held   not   properly    to   be   a 

ciation,    iihi  supra  ;    Border   State,  building    association  :     see    Home 

etc..   Association   v.   McCarthy,  57  Mut.  B.  A.  v.  Thursby,  supra,  at  p. 

Md.  555;  Home  Mut.  Building  As-  2S8). 

sociation   v.   Thursby,   58  Md.  2S4;  *  22    Kan.  624.     But   in   Hekeln- 

Geiger  v.  Eighth  Germ.    Building  kaemper  i\  The  German  Building 
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tinned  to  have  an  interest  in  the  company  after  receiving 
the  loan  ;  that  he  remained  a  member ;  that  he  was  inter- 
ested in  having  his  debt  cancelled  at  as  early  a  day  as  pos- 
sible, throngh  the  aid  of  the  accnnuilation  of  the  common 
fund  in  which  he  had  a  share  ;  that,  the  more  he  con- 
tributed himself,  by  way  of  payments,  to  the  increase  of 
the  society's  funds,  the  sooner  would  that  time  be  likely  to 
arrive  ;  and  that  the  amount  he  would,  upon  the  winding- 
up  of  the  concern,  have  paid,  was  quite  uncertain,  were 
held  to  be  elements  excluding  the  notion  of  a  mere  loan, 
and  recommending  that  of  a  mere  partnership  transaction. 


Decisions  ill  Tennessee. 

§  344.  In  Tennessee,  in  Martin  v.  The  Nashville  Build- 
ing Association^  where  the  bond  was  drawn  for  the  pay- 
ment of  the  nominal  par  value  of  the  shares,  from  which 
the  premium  had  been  deducted,  by  paying  a  certain 
amount, — in  this  case,  one  per  cent,  per  month  until  it 
should  be  satisfied, — the  court  resolved  the  whole  trans- 
action, which  was  similar  to  that  in  other  associations,  into 
a  mere  loan,  declaring  the  whole  scheme  a  shift  and  device 
to  evade  the  law  of  usury,  and  applying  to  the  building  as- 
sociation Lord  Coke's  warning :  "  To  them  that  lend 
money  my  caveat  is,  that,  neither  directly  nor  indirectly, 
by  art,  or  cunning  invention,  they  take  above  ten  in  the 
hundred  ;  for  they  that  seeke  by  slight  to  creepe  out  of 
these  statutes,  will  deceive  themselves  and  repent  in  the 
end."  But  the  more  recent  decision  in  Patterson  v.  IVork- 
ingmen^s  Building  and  Loan  Associatioji  ^  entirely  abandons 
the  view  held  in  the  case  above  mentioned  and  adopts  that 
of  the  English  and  cognate  cases. 


Association,  lb.  549,  followed  by 
Glynn  et  al.  v.  Home  "Building  As- 
sociation, lb.  746,  the  court  pro- 
ceeds upon  the  doctrine  and  as- 
sumption of  a  mere  loan. 

•  2  Cold.  418. 

'  14  Lea  677,  Cooke,  J.,  diss.  The 
transaction  in  this  case  was  this:  a 
member  of  a  building  association 


borrowed  money  from  it  on  a  pre- 
mium ascertained  by  competitive 
bidding,  agreeing  to  pay  his 
monthly  dues  on  his  stock,  and  in 
addition  monthly  installments  on 
the  amount  advanced  him  equiva- 
lent to  six  per  cent,  interest,  and  it 
was  held,  upon  the  doctrines  above 
indicated,  that  there  was  no  usury. 


§346-]         LOANS   OR   ADVANCEMEXTS   TO   MEMBERS.  309 

Decisions  in  North  Dakota. 

§  345.  To  the  same  effect,  in  substance,  is  the  doctrine 
established  in  North  Dakota  by  the  decision  in  Vermont 
Loan  and  Trust  Company  v.  IVJiithed,^  holding  valid  the 
statute  of  that  state  permitting  premiums,  etc.,  to  be  con- 
tracted for  and  recovered  by  building  associations,  because 
their  dealings  with  their  own  stockholders  radically  differ 
from  ordinary  transactions  of  loan. 

Decisions  in  3Iassacliusetts. 

§  346.  In  ■Massachusetts,  the  decision  in  Merrill  v. 
Mclntire^'  does  not  distinctly  proceed  upon  the  English 
doctrine.  The  ground  taken  as  a  basis  for  the  assumption 
that  the  transaction  is  not  one  of  mere  loan,  seems  rather 
to  be  the  uncertainty  of  the  issue.  "  The  monthly  pay- 
ment which  he  stipulated  to  pay  as  long  as  the  association 
should  continue  to  exist,  was  not  simply  for  the  use  of  the 
money,  or  forbearance  of  repayment  of  the  principal,  but 
for  the  privilege  accorded  to  him  of  becoming  an  owner  of 
a  certain  number  of  shares,  and  of  eventually  taking  the 
dividend  to  which,  by  the  articles  of  agreement,  he  would, 
upon  the  winding  up  of  the  affairs  and  general  settlement 
of  the  concerns  of  the  association,  be  entitled.  Whether 
the  arrangement  made  was  one  which  would  be  likel}-  to 
result  advantageously,  was  a  question  upon  which  to  exer- 
cise his  own  judgment.  All  the  associates  had  the  same 
right.  Each  one  would  determine  for  himself  what  was 
the  value  of  the  prospective  benefit  to  be  enjoyed,  and 
would  make  his  offer  for  the  money  to  be  loaned,  accord- 
ing to  his  estimate  of  the  worth  of  the  shares  which  he  was 
allowed  to  take  and  of  which  he  became  the  owner.  .  .  . 
Whether  the  advantages  anticipated  will  finally  be  obtained, 
may  perhaps  be  questionable ;  but  since  the  borrower, 
under  such  circumstances,  is  to  have  his  full  proportion  of 
the  benefit  of  all  the  gain  which  may  be  made,  he  cannot 
assert  that  he  has  contracted  to  pay,  or  that  the  lender  has 
reserved  to  himself,  a  usurious  rate  of  interest."^ 

'  49  N.  W.  Rep.  318.  V.  Mclntire,   13  Gray  (Mass.),  16S; 

»  13  Gray  157.  Barker  v.  Bigelovv,  15  Id.  130. 

'  See,  to  the  same  effect,  Baxter 
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But  ill  Di'Inno  v.  Wild  ct  al.^  tlie  question  receives  the 
most  exhaustive  consideration.  After  looking  at  the  trans- 
action in  the  light  of  a  purchase,  by  the  society,  of  the  bor- 
rowing member's  prospective  interest,  in  which  the  price 
he  might  be  willing  to  take  therefor,  must  properly  be  the 
subject  of  negotiation,  owing  to  the  element  of  uncertainty, 
which,  even  considering  the  monthly  contributions  as  a 
substantial  repayment  of  the  principal  advanced,  must  leave 
it  "  entirely  uncertain  at  the  time  of  the  advancement, 
what  sum,  including  interest,  would  ultimately  prove  to  be 
required  in  fulfilment  of  the  contract,  to  be  paid  upon  it ;  " 
so  that,  so  far  as  this  element  is  concerned,  "  the  redemp- 
tion by  the  company  of  a  share  of  one  of  its  members  re- 
sembles, and  is,  in  some  degree,  analogous  to  those  con- 
tracts which  are  held  not  to  be  usurious,  although  contain- 
ing stipulations  for  the  payment  of  extra  interest,  because 
the  principal  is  put  at  hazard  by  being  made  to  depend 
upon  contingent  or  fortuitous  events,  as  in  the  cases  of  bot- 
tomry and  respondentia,  on  loans  on  post  obit  bonds  and 
the  like  :  "  -  the  court  say,  "  Finally,  the  transaction  be- 
tween the  parties  cannot  be  deemed  to  embrace  an  agree- 
ment between  them  for  the  reservation  of  payment  of 
usurious  interest,  because  it  is  a  dealing  between  them  as 
partners  in  relation  to  a  partnership  fund,  in  which  they 
had  a  common  interest."  This  case  avowedly  rests  upon 
that  of  Silver  v.  Barnes^  and  is  followed  in  Doivker  v. 
Mill  River  Loan  Fund  Association.^ 

Decisions  in  New  Jersey. 

§  347.  The  case  of  Delano  v.  IVild,  is  approvingly  cited 
in  New  Jersey,  in  Clarkville  Building  and  Loan  Association 
v.  Stephens-'  it  being  there,  too,  observed  that,  "  the  as- 
sociation, in  this  case  {Delano  v.  ^-Fz'/^),  was  unincorpor- 
ated, but  the  principle  declared,  if  sound,  must  govern  the 
rights  of  the  members  of  an  incorporated  association."" 

>  6  Allen,  i.  "7  Allen  (Mass.),  100. 

«  Cit.    2    Pars.    Con.  415;  Thorn-  ^  26  N.  J.  Eq.  35i  (355)- 

dike  t\  Stone,  11  Pick.  183.  «  The  logic  of  this  statement  is 

'  Supra,  §  341.  not  very  apparent. 
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And  in  Hoboken  Building  Association  v.  Martin^  the 
method  of  making  the  loan  being  under  the  guise  of  a  re- 
demption b>-  the  society  of  its  stock  held  by  the  member 
offering  it  at  the  lowest  price,  it  is  said  :  "  The  money 
was  not  advanced  by  way  of  loan,  but  in  redemption  of  the 
defendant's  share,  a  mode  of  investment  provided  for  by 
the  constitution  of  the  association,  authorized  by  the  act  of 
incorporation."' 

Decisions  in  Louisiana  and  Arkansas. 

§  348.  The  doctrine  of  the  Massachusetts  cases  is  also  in 
substantial  accord  with  that  of  the  decisions  in  Louisiana 
and  Arkansas.  In  the  former  state,  it  is  declared  concern- 
ing an  unincorporated  building  association  (and  the  rule  is 
held  equally  applicable  to  an  incorporated  one)  that,  as  re- 
gards the  transaction  between  it  and  a  member  borrowing 
from  it,  there  is  from  the  first  "  an  element  of  uncertainty 
in  the  contract,  excluding  questions  of  an  exclusive  loan 
and  usury,"  besides  being,  in  fact  a  dealing  in  partnership 
funds.^  And  in  Arkansas,  it  is  held  that  premiums  in 
building  associations  cannot  be  deemed  usurious  because 
of  the  uncertainty,  in  view  of  the  whole  contract,  as  to  the 
amount  eventually  payable  by  the  borrower  in  discharge  of 
his  obligation.^ 


'  13  X.  J.  Eq.  428.  See  also  Frank- 
lin Building  Association  v.  Marsh, 
29  N.  J.  L.  225. 

^  See  also  State,  Washington 
Building  and  Loan  Association, 
pros.  V.  HornV)acker,  13  N.  J.  L. 
635,  where  a  distinction  seems  to  be 
attempted  between  the  effect  of  the 
technical  process  of  "  redeeming  " 
shares,  and  of  "loaning"  upon 
shares. 

'  American  Homestead  Co.  v. 
Linigan,  (La.)  15  So.  Rep.  369; 
and  .see  Latchford's  Succes.sion,  42 
La.  Ann.  539,  7  So.  Rep.  628,  which, 
however,  was  not  a  case  of  a  build- 
ing as.sociation  transaction  proi)erly 
so-called. 


*  Reeve  v.  Ladies',  etc..  Associa- 
tion, 56  Ark.  335;  19  S.  W.  Rep. 
917.  In  Taylor  v.  Van  Buren 
Building  and  Loan  Association, 
(Ark.)  19  S.  W.  Rep.  918,  it  is  said 
that,  where  the  obligation  expressly 
stipulates  that  the  borrower  shall 
pay  no  more  than  legal  intere.st, 
there  can  be  no  question  of  usury. 
In  Tilley  v.  American  Building  and 
Loan  Association,  (U.  S.  C.  C,  W. 
D.  Ark.)  52  Fed.  Rep.  6iS,  the 
tran.saction  is  declared  to  be  a 
dealing  in  partner.ship  funds,  cit- 
ing English ,  Georgia,  IMa.ssa- 
cluKsetts  and  New  Hampshire 
cases. 
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Deoisioiis  in  Alabama,  Illinois  and  I>Iinnosota. 

§  349.  In  tlie  Alabama  case  of  Scciiri/y^  ctc.^  Associa- 
tion V.  Lakc^  it  is  said  :  "  The  lettings  of  the  moneys  are 
frequently  called  '  loans,'  but  they  are  not  strictly  loans. 
The  principal  is  never  to  be  repaid.  It  is  an  advance  pay- 
ment by  the  corporation  of  the  agreed  value  the  shares 
owned  by  the  bidder  are  to  represent  and  have  at  the  final 
completion  of  the  enterprise  and  the  dissolution  of  the 
corporation."  " 

§  350.  In  Illinois,  the  first  decision^  involving  the  na- 
ture of  a  building  association  loan,  the  transaction  was 
declared  to  be  in  the  nature  of  a  sale  by  the  borrowing 
member  of  his  shares  to  the  association  ;  or,  if  it  was  to  be 
treated  as  a  loan,  then,  inasmuch  as  more  than  what 
would  amount  to  principal  and  legal  interest  could  only 
follow  upon  a  failure  of  the  borrower  to  comply  with  his 
contract,  the  stipulation  for  a  premium  was  to  be  regarded 
as  in  the  nature  of  liquidated  damages,  and  therefore  not 
usurious.  In  the  more  recent  decision  of  Freeman  v. 
Ottaiva  Building  etc.^  Association^''  the  transaction  is  de- 
scribed as  "  an  advancement  of  money  in  anticipation  of 
the  par  value  of  [the  borrowing  member's]  stock,  or,  if  it 
be  more  agreeable  to  so  call  it,  a  loan  to  be  paid  by  stock 
at  its  par  value,  with  covenants  to  make  such  payments 
of  interest  and  installments  of  dues  on  stock,  etc.,  as 
shall  eventually  bring  such  shares  to  their  par  value."  ^ 

§  351.  The  Minnesota  case  of  Fagan  v.  People^ s  Sav- 


'  69  Ala.  456.  cepted  from  the  operation  of  the 
*  In  ]\Iobile  Building,  etc  ,  Asso-  statute  against  usury, 
ciation  v.  Robertson,  65  Ala.  3S9,  a  ^  Holmes  v.  Smythe,  100  111.  413. 
transaction  between  a  building  as-  ■*  114  111  182. 
sociation  and  borrower,  by  which  ^  Accordingly  the  Illinois  statute 
its  real  features  were  sought  to  l)e  legalizing  premiums  is  not  in  viola- 
covered  up  under  the  form  of  a  tion  of  the  constitutional  provision 
lease  had  been  declared  usurious;  prohibiting  local  or  special  laws 
whilst  in  Montgomery  Building  regulating  the  rate  of  interest  on 
and  Loan  Association  v.  Robinson,  money:  Winget  v.  Quincy  B. 
69  Ala.  413,  it  was  held  that  a  and  H.  Association,  21  N.  E.  Rep. 
transaction  authorized  by  an  act  of  12.  See  Vermont  L.  and  T.  Co.  v. 
the    legislature    was    thereby    ex-  Whithed,  (N.  Dak. )  49  N.  W.  Rep. 

318. 
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ing  and  Loan  Association  ^  seems  to  indicate  a  similar 
view.  "  Originally  and  legitimately,"  says  Mitchell,  J., 
"  a  '  loan  '  by  a  building  association  to  a  member  was  merely 
an  advance  payment  to  him  of  the  par  or  matured  value  of 
his  stock.  No  pa}ment  of  the  '  loan  '  was  provided  for  or  an- 
ticipated." And  he  distinguishes  such  a  transaction  from 
one  in  which  the  mortgage  stipulates  for  a  repa}-ment  of 
the  sum  advanced,  with  interest  and  premium,  describing 
this  term  as,  in  such  a  case,  "  but  another  name  for  in- 
terest." 

Decisions  iu  Virginia,  District  of  Columbia,  3Iioliig^an  and 
Mississippi. 

§  352.  In  Virginia,  where  it  is  held  that  the  contract 
between  the  association  and  the  borrower  involves  the  total 
cessation  of  his  interest  and  membership  in  the  concern, 
and  the  total  extinguishment  of  his  stock,  his  mortgage 
binding  him,  however,  to  continue  certain  payments  during 
the  association's  existence,"  it  is  said  that  "  the  price  of  the 
shares  is  not  a  loan,"  but  a  redemption,  after  which,  "  if 
they  continued  in  existence  for  any  purpose  whatever,  they 
could  only  so  continue  as  the  absolute  property  of  the  as- 
sociation, and  of  course  could  not  be  sold  for  any  debt  due 
to  it."^  The  same  doctrine  has  impressed  itself  upon  the 
decisions  in  the  District  of  Columbia.^ 

§  353.  Analogously,  under  the  statute  of  Michigan,  the 
transaction  is  declared  to  be  a  liquidation  of  the  shares  ad- 
vanced upon,  which  destroys  the  power  of  the  holder  to 
sell  or  transfer  them.^  And  a  similar  view  seems  indi- 
cated in  Mississippi,  where  it  is  said  that  the  premium  is  a 


'  57  N.  W.  Rep.  142. 

*  See  White  v.  Mechanics'  Build- 
ing Association,  22  Grattan,  233; 
Winchester  Building  Association  v. 
Gilbert  23  lb.  787;  Cason  v.  Seldner, 
77  Va.  293. 

^  Winchester  Building  Associa- 
tion V.  Gilbert,  supra. 

*  Pabst  V.  Building  Association, 
I  Mc Arthur  3S5;  Mulloy  v.  iMfth- 
Ward  Building  Association,  2  id. 
594, — where  it  is  said  that  the  ad- 


vance of  money  made  by  a  build- 
ing association  to  one  of  its  stock- 
holders upon  the  shares  which  he 
owns,  is  not  a  loan  of  money,  but  a 
purchase  of  such  stock,  and  is 
therefore  not  subject  to  the  usury 
laws.  See  also  Myers  v.  Schoyer, 
20  D.    C.    254;  20  Wash.   L.  Rep. 

505- 

■'  Michigan  B.  and  S.  Association 

V.  McDevilt,  43  N.  W.  Rep.  760. 
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bonus  which  the  lueinbers  may  lawfully  agree  to  pay  for  a 
present  advanceincul  in  cash  of  a  sum  certain  "  for  the 
virtual  transfer  to  the  association  of  his  shares  of  stock, 
which,  in  the  final  winding  up  of  its  affairs,  may  realize 
the  sums  actually  received  by  the  member,  together  with 
the  premium  bid,  or  which  may  not."  ' 

Dcoisioiis  ill  New  llainpsliiro. 

§  354.  In  New  Hampshire,  in  the  case  of  Shannon 
Tntstccs  Alani/icstcr  Loan  and  Fund  Association  v. 
Dining-  the  Massachusetts  decisions  are  followed,  to 
the  extent  of  holding  the  contract  of  \o2in  prima  facie  a. 
partnership  dealing,  and,  consequently,  free  from  usury ; 
the  question,  however,  whether  there  be  usury  or  not  in 
the  transaction,  being  left,  not  to  the  court,  on  the  face  of 
the  contract,  but  to  the  jury  to  find  from  all  the  circum- 
stances of  the  case. 

Decisions  ii»  New  York. 

§  355.  Similar  seems  to  be,  in  New  York,  the  leaning 
of  The  Citizens'*  Mutual  Loan  Association  v.  Webster^''  in 
which  the  contract  was  for  payment  of  dues,  not  for  the 
return  of  the  principal  absolutely.  Whilst  the  court  says 
that,  "  the  moneys  collected  by  the  association  being  the 
mutual  property  of  all  the  members,  and  the  greater  the 
accumulation,  the  shorter  being  the  period  during  which 
they  will  have  to  bear  the  burden  of  paying  the  moneys 
for  the  purpose  of  accumulation,  the  ordinary  objections  to 
the  collection  of  interest  beyond  the  fixed  rates  are  re- 
moved ; "  yet  this  is  preceded,  in  an  earlier  part  of  the 
opinion,  by  the  statement  :  "  Whether  the  payments  re- 
quired to  be  made  by  this  bond,  in  order  to  prevent  for- 
feiture, will  exceed  the  principal  and  legal  interest  of  the 
amount  advanced  to  the  defendant,  will  depend  iipon  mat- 
ters not  brought  before  the  court.  ...     If  the  principal 

'  Sulivan     v.     Jackson    Building  ^  43   N.    H.    194, — the  case  of  an 

and  Loan  Association,  70  Miss.  94;  unincorporated  association. 

12  So.  Rep.  590.     And  see  Natchez  -'25    Barb.    263.     See    also    City 

Building    and    Loan    Association,  Building  and  Loan  Association  v. 

(Miss.  J  15  So.  Rep.  793.  Fatty,  i  Abb.  App.  Dec.  347. 
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were  payable  absolutely,  there  could  be  no  doubt  of 
usury," '  and  that  the  contract  in  question  might  be,  and 
perhaps  might  be  shown  to  have  been  usurious,  is  expressly 
stated  by  the  court. 

But  in  Alelville  v.  The  American  Beneficial  Building 
Association^'  where  the  contract  was  substantialh'  the 
same  as  in  the  preceding  case,  but  the  association  was  un- 
incorporated, the  doctrine  of  a  partnership  transaction  was 
held  inapplicable  :  "  The  English  cases  .  .  .  are  distin- 
guishable from  the  present,  in  that  all  those  cases  arose  out 
of  transactions  of  associations  formed  under  and  author- 
ized by  statute."  ^ 

Decisions  in  Georgia. 

§  356.  In  Georgia,  the  doctrine  adopted  by  the  courts 
is  very  closely  akin  to  that  held  in  the  last  two  States.  In 
Parker  v.  The  Fnlton  Loan  and  Building  Association^^  a 
distinction  between  the  transaction  of  a  formal  sale  of  the 
stock  to  the  association  and  a  mere  loan  is  recognized  on 
the  ground  of  the  borrower's  continued  interest  in  the  so- 
ciety's affairs, — his  partnership  relations.  "  And  if  there 
can  be  any  difference  arising  from  the  fact  that  the  sale  is 
made  to  the  company  itself,  it  is  only  in  this,  that  the  seller 
himself  then  is  and  continues  interested  in  the  purchase, 
as  well  as  in  every  sale  and  purchase  until  the  final  wind- 
ing up  of  the  enterprise.  If  he  sold  it  to  a  stranger,  no 
matter  at  what  discount,  there  could  be  no  question  of 
usury  ;  much  less  can  such  be  the  case  where  he  sells  it  to 
an  organization  of  which  he  is  a  member  and  an  interested 
party." 

In  a  case  anterior  to  this  in  point  of  time,  that  of  TJic 
Bibb   County  Loan  Association  \.  Riciiards^  the  same  prin- 


'  That  this  is  really  nothing  dif- 
ferent from  the  other  arrangement, 
see  ante,  i!  334. 

•■'  33  Barb.  103. 

'In  Concordia  Sav.  and  Aid  As- 
sociation V.  Read,  93  N.  Y.  474,  the 
question  of  the  legality  of  the 
premium  is  decided  by  reference  to 
the    statute  which    authorizes    its 


reservation  and  collection  in  build- 
ing associations. 

4  46  Ga.  166. 

■''  21  Ga.  592  >fcUonald,  J.,  dis- 
sents with  an  elaborate  opinion,  in 
which  he  denies,  inter  atia,  that 
there  was  any  partnership  dealing 
about  the  transaction,  and  that,  if 
there  were,  there  being  a  substau- 


o 
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ciplo  had  boon  adverted  to,  and  it  had  been  fnrther  said  : 
"  Perhaps  the  best  argument  in  support  of  this  transaction, 
is  the  risk  and  uncertainty  attending  the  result.  Stock  is 
put  up  at  auction,  the  terms  of  the  sale  are  distinctly  un- 
derstood, and  a  sale  and  purchase  is  made,  taking  into  view- 
all  the  contingencies  attendant  on  the  society,  whether  of 
prosperity  or  adversit)',  during  the  few  or  many  years  of  its 
existence.  The  stock  may  be  worth  a  premium,  or  it  may 
be  a  dead  loss  at  the  end  of  the  operation.  This,  each 
must  decide  for  itself.  If  he  concludes  to  take  half  now 
for  it,  that  is,  one  hundred  dollars  for  stock  now,  nominally 
\vorth  two  hundred  dollars,  six,  eight,  or  ten  years  hence, 
who  has  the  right  to  say  he  judges  foolishly  ?  So,  on  the 
part  of  the  association,  they  run  the  hazard  of  losing  all. 
The  debts  of  the  concern  may  absorb  all  their  funds,  in- 
cluding [the  borrower's]  bond  and  mortgage,  so  that  in- 
stalments paid  in,  out  of  their  private  funds,  and  paid  to 
[the  borrower]  for  his  worthless  stock,  in  advance,  ...  is 
a  total  loss,  not  only  to  the  body  corporate,  but  to  each  in- 
dividual." 

Analogous  is  the  reasoning  in  Pattison  v.  The  Albany 
Building  and  Loan  Association^^  where,  repelling  the  idea 
of  a  mere  loan  at  usury,  as  upon  the  face  of  the  contract,  it 
is  said  :  "  The  very  nature  of  such  an  institution  involves 
a  profit  and  loss  account,  and  an  expense  account  for  man- 
agement. An  advanced,  or  borrowing  member,  as  well  as 
the  rest,  holds  a  relation  to  these  accounts  which  must  be 
adjusted  before  he  can  repudiate  his  express  contract,  on 
the  plea  of  deficient  consideration  or  on  that  of  usury. 
Whether  he  gets  full  consideration,  or  whether  he  pays 
usury,  does  not  depend  simply  on  whether  the  amount  he 
refunds  is  more  than  he  has  drawn  out  with  lawful  in- 
terest on  the  latter  sum.  There  may  be  no  excess  after  de- 
ducting from  his  payment  his  due  share  of  the  losses  and 
expenses.  Aj|  he  takes  his  chances,  in  case  an  early  wind- 
ing up  should  occur  (in  which  event  his  payments  cease 

lial  loan,  the  transaction  was  not      an  individual  to  exceed  the  statutes 
necessarily  free  from  usury,  a  part-      of  usury.     See  post,  §  358,  note, 
nership  having  no  more  right  than  '  63  Ga.  373, 


§357-1         LOANS   OR   ADVANCEMENTS  TO   MEMBERS.  31? 

from  that  time),  the  rule  of  equit>-  requires  that  he  should 
incur  the  hazards  fairly  incident  to  the  business  in  the  way 
of  losses  and  expenses,  and  bear  his  due  proportion  of  the 
same.  There  is  no  proper  basis  for  ascertaining  usury  and 
arriving  at  the  amount  of  it,  without  all  these  elements  are 

brought  in."^ 

But  the  application  of  the  partnership  principle  in  these 
cases,  \\\n\si  prima  facie  recognized,  and,  consequently,  the 
question  of  usury  or  no  usury,  are  to  be  left  to  the  jury, 
finding  that  the  organization  is,  in  fact,  and  bona  fide,  one 
whose  real  intent  and  object  is  the  "  accumulating  a  fund 
by  monthly  subscriptions  or  savings  of  the  members  there- 
of, to  assist  them  in  procuring  for  themselves  such  real 
estate  as  they  may  deem  proper,"  and  not,  in  truth,  a  mere 
device  to  evade  the  usury  laws.^  The  fact  of  the  borrow- 
er's membership  raises  no  conclusive  presumption  that 
there  was  no  usury  in  the  transaction.^ 

Decisions  in  North  Carolina  and  South  Carolina. 

§  357.  In  North  Carolina,  the  case  of  Mills  v.  The 
Salisbury  Building  and  Loan  Association  ^  appears  to  put 
the  transaction  upon  the  basis  of  a  mere  loan.  The  de- 
clared object  of  the  Legislature  being,  to  enable  and  en- 
courage persons,  chiefly  poor  persons,  to  save  and  deposit 
their  littles,  and,  when  sufficiently  accumulated,  to  draw 
them  out  in  bulk  and  secure  homesteads  ;  there  is  said  to 
be  nothing  contrary  to  the  spirit  of  the  act  in  allowing 
those  desiring  to  do  so,  to  draw  out  in  bulk  and  pay  back 
in  littles.  But  it  must  be  done  in  a  manner  not  to  frus- 
trate the  purposes  of  the  society's  creation.  The  laws  gov- 
erning loans  between  men  must  be  observed.  "  We  know 
of  no  device  or  cover  by  which  these  associations  can  take 
from  those  who  borrow  their  money,  more  than  the  legal 
rate  of  interest,  without  incurring  the  penalties  of  our 
usury  laws.     Calling  the   borrower  '  a  partner,'  or  substi- 

I  See    also    Van    Pelt    v.    Home  "^  Parker  v.  The  Fulton  Loan  and 

Building  and  Loan  Association,  79  Building  Association,  46  Ga.  166. 

Ga.   439;  4  S.  Iv.    Rep.   501,  to  the  =>  vSee  Silver  z-.  Barnes,  supra. 

effect  that  the  scheme  of  a  buildinj^  *  75  N.  C.  292. 
association   conducted   in    the    or- 
dinary way  is  not  unlawful. 
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tntiiio  '  retleomino;/  for  leiidini^-,  or  '  prcmiiini  or  bonus  ' 
for  the  amouiil  whicli  ihoy  profess  to  have  advanced,  and 
vet  withhokl,  or  '  dnes  '  for  interest  or  any  like  subter- 
fnges,  will  not  avail.     We  look  at  the  snbstance." 

Hence,  in  O^'crby  v.  The  Faycttcvillc  Building  and 
Loan  dissociation,^  it  is  said  that  the  proper  mode  of  adjnst- 
nicnt  between  the  bnilding  association  and  its  borrowing 
member,  is  npon  the  basis  of  an  actnal  loan  of  money,  and 
snbseqnent  partial  pa)nients  therefor  by  the  borrower. 
And  these  decisions  have  been  followed  consistently  in 
cases  arising  subseqnently  in  that  State.' 

§  358.  Snbstantially  the  same  doctrine  is  held  in  Sontli 
Carolina.^  Bnt  it  is  conceded,  that,  where  the  constitntion 
of  the  society  provides,  that,  on  winding  np,  the  rate  of  in- 
terest on  ail)'  advance  is  not  to  exceed  the  legal  rate,  the 
contract  for  loan  of  money  by  it  is  not  to  be  deemed 
nsnrions,  thongli  it  appear  that  more  than  the  legal  rate  is, 
in  the  meantime,  reserved.* 


'  81  N.  C.  56. 

2  See  Vann  v.  The  Fayetteville 
Building  and  lyoan  Association,  75 
N.  C.  494;  Latham  v.  Washington 
Building  and  Loan  Association,  77 
N.  C.  145;  Hanner  v.  The  Greens- 
boro Building  and  Loan  Association, 
78  N.  C.  188;  Hoskins  c'.  Mechanics' 
Building  and  Loan  Association,  84 
N.  C.  838;  and  see  Smith  v.  The 
Mechanics'  Building  and  Loan  As- 
sociation, 73  N.  C.  372. 

3  Columbia  Building  and  Loan 
Association  i'.  Bollinger,  12  Rich. 
Eq.  124;  O'Neal,  C.  J.,  saying: 
"How  the  contract  .  .  .  can  be 
anything  else  than  usurious,  .  .  . 
it  is  difficult  to  conceive.  Indeed  it 
must  task,  and  has  tasked  human 
ingenuity  in  every  tribunal  where 
the  question  has  been  presented,  to 
find  the  reason  whereV)y  such  a  con- 
tract could  be  sustained."  And  ad- 
verting to  the  dissenting  opinion  of 
McDonald,  J.,  in  Bibb.  Co.  L. 
Ass'n  V.  Richards,  21  Ga.  592  (ante, 


?  356,  note),  he  approves  it,  saying, 
as  to  the  theory  of  partnership 
transactions  as  underlying  the  con- 
struction of  building  association 
loans,  "  how  that  could  have  sanc- 
tified such  a  contract,  I  cannot  per- 
ceive. For  it  was  as  much  usury 
to  receive  more  than  seven  per  cent, 
(referring  to  Silver  v.  Barnes, 
supra)  on  such  an  advance  as  upon 
individual  funds.  .  .  .  For  it  still 
was  contaminated  by  usury,  if  it 
was  even  a  partnership  fund.  It 
was  the  taking  of  more  than  legal 
interest  for  the  forbearance  of 
money."  The  court  below,  which, 
under  the  English  and  Massachu- 
setts cases  had  held  the  transaction 
to  be  legal  and  valid,  was  reversed, 
and  the  loan  declared  usurious.  See 
also  Mechanics'  and  Farmers'  B. 
and  L.  Association  v.  Dorsey,  15  S. 
C.  462;  Thompson  v.  Gillison,  28  S. 
C.  534;  6  S.  E.  Rep.  333. 

■"  Thompson   v.  Gillison,  28  S.  C. 
534;  6  S.  E.  Rep.  333. 
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Decisions  in  Nobraslia 

§  359.  In  Nebraska,  tlie  cases  of  The  Liticoln  Building 
and  Savings  Association^  appellee^  v.  Gi^ahani^  appellant^ 
and  of  Same  v.  Benjamin  and  Benjajniii^  appcUants^'  pro- 
ceed upon  a  similar  theory.  A  building  association,  it  is 
said,  incorporated  under  the  general  Incorporation  Laws  of 
Nebraska,  "  for  the  transaction  of  any  lawful  business,"  and 
having  the  power  to  "  make  by-laws  not  inconsistent  with 
any  existing  laws,  for  the  management  or  its  affairs,"  has 
no  right,  b}-  any  device  whatever,  no  matter  how  ingenious, 
to  take  interest  beyond  the  maximum  allowed  by  the  gen- 
eral laws  of  the  State.  "  Now,  the  scheme  of  a  building 
association,  by  selling  shares  under  reser^-ation  of  a  pre- 
mium, included  in  the  nominal  amount  of  the  debt,  and 
contracted  to  be  repaid,  with  interests,  is  to  be  treated  as  a 
mere  loan  of  money,  and  is,  therefore,  affected  with  the 
vice  of  usury." 

Decisions  in  Kentucky. 

§  360.  Similarly,  in  Kentucky,  in  Herbert  v.  The  Ken- 
ton  Building  and  Savings  Association  of  Covington^  where 
it  was  shown  that  borrowers  were  required  to  make  their 
obligations  to  the  society  payable  in  a  certain  time,  for  the 
nominal  amount  of  the  advance,  the  premium  being  re- 
tained by  the  society,  and  to  pay  their  regular  dues  on  the 
advanced  shares,  and  interest  on  the  principal  monthly, 
until  the  general  fund  of  the  association  was  found  suffi- 
cient to  pay  off  all  remaining  shares,  when  the  society  was 
to  dissolve  ;  the  transaction  between  it  and  the  borrower 
was  regarded  as  one  in  which  he  released  all  claims  upon 
the  association,  although  remaining  a  member,  and,  con- 
.sequently,  merely  as  a  usurious  loan.  And  the  same  prin- 
ciple is  reaffirmed  in  Gordon  v.  The  Winchester  Building 
and  ylccumnlating  Fund  Association^^  and  Henderson 
Building  and  Loan  Association  v.  Johnson^'  in  which  latter 
case  an  act  incorporating  a  building  association,  and  pro- 
viding that  "  no  dues,  premium,  interest  or  fines  that  may 

'  7  Neb.  173.  *  12  Bush  no. 

«  lb.  181.  *  88  Ky.  191;  10  S.  W.  Rep.  7«7; 

'  1 1  Bush  296.  3  L.  R.  A.  289. 
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accrue  to  the  association  in  accordance  with  its  charter 
shall  be  deemed  usnrions,"  was  held  to  be  in  violation  of 
the  fnndaniental  law,  as  an  attempt  to  confer  special  priv- 
ileges on  snch  association,  in  so  far  as  those  items  collectively 
niiijht  exceed  the  snm  actnallv  advanced  with  lawfnl  in- 
terest  thereon. 

I)ooisi«>ii.><  in  Poimsylvania. 

§  361.  In  Pennsylvania,  too,  where,  nnder  the  statute, 
the  powers  and  privileges  of  building-  associations,  as  to  the 
reser\'ations  lawfully  to  be  made  upon  loans  to  members, 
are  more  sweeping  than  in  most  other  States,  the  English 
doctrine  is  emphatically  rejected. 

In  Bcchtold  v.  BrcJwi^  the  member  had  received  an 
actual  advance  of  $1418,  executing  a  bond  and  mortgage 
to  the  association,  which  was  unincorporated,  for  $1800. 
Upon  refusal  to  pay  fines  and  dues,  the  association  declared 
the  bond  forfeited,  and  thereupon  caused  judgment  to  be 
entered  upon  it.  In  the  Supreme  Court,  Lowrie,  J.,  says  : 
"  We  have  never  had  a  case  like  this  before,  though  such 
cases  are  not  unknown  in  England.^  There  such  a  con- 
tract was  enforced  at  law  and  in  equity  as  a  security  for 
the  payment  of  the  monthly  contributions  to  the  associa- 
tion. In  the  present  case,  the  defendant  has  been  treated 
as  having  forfeited  his  membership  by  default  in  paying 
his  contributions,  and  has  been  required  to  stand  to  his 
bond  of  $1800  as  a  loan,  after  allowing  his  paid  contri- 
butions and  his  payment  of  interest  as  a  credit  thereon. 
The  bond  has  not  been  used  for  its  legitimate  purpose  of 
enforcing  the  contributions  of  the  defendant  as  a  member, 
because  the  association  has  abandoned  that  purpose,  and 
elected  its  alternative,  by  depriving  the  defendant  of  his 
membership,  and  of  all  the  profits  of  their  seven  or  eight 
years'  business.  We  are  therefore  prohibited  from  con- 
sidering this  as  a  case  of  composition  by  anticipation  of 
the  defendants'  future  share  of  the  common  property,  and 
must  treat  it  as  a  mere  loan ;  for  such  is  its  form,  so  the 
parties  have  treated  it,  and  as  such  alone,  since  the  for- 

'  26  Pa.  269.  *  Citing  the  English  cases. 
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feiture  of  the  defendant's  membership,  can  it  be  en- 
forced." This  was  the  case  of  an  unincorporated  building 
association. 

In  Reiser  v.  The  William  Tell  Saving  Fund  Associa- 
tion^ the  fact  of  incorporation  under  the  Act  of  1850,  which 
authorized  those  companies  to  give  preferences  to  their 
members,  under  such  conditions  and  regulations  as  they 
should  agree  upon,  was  not  held  to  legalize  the  contract, 
which  was  again  regarded  as  a  mere  loan. 

The  transaction  disclosed  in  the  Premium  Fund  Asso- 
ciation''s  Appeal^'  was  not  legitimately  a  building  associa- 
tion loan,  the  mortage  being  executed  for  the  sum  of 
$1000,  at  a  rate  of  interest  of  19  mills  to  the  dollar  per 
month,  to  be  deducted  in  advance  for  the  whole  period  of 
the  loan,  168  days.  When  the  loan  became  due  it  was  re- 
newed by  the  borrower  at  the  same  rate  for  six  months, 
and  the  interest  was  paid  at  the  time  of  renewal.  Nor  did 
it  appear  that  the  borrower  became  a  stockholder  at  all. 
The  transaction  was,  therefore,  treated  as  a  mere  loan. 

But  in  Kupfcrt  y.  Guttenberg  Building  Association^ 
where  the  mortgage  was  written  for  a  year,  the  court, 
although  distinctly  recognizing  the  fact  that  these  mort- 
gages were,  after  all,  not  intended  to  be  collected  during 
the  running  of  the  association,  yet  followed  the  doctrine, 
which  had  already  become  familiar,  that  the  transaction 
was  a  loan  only. 

In  Philanthropic  Building  Association  v.  McKnight^^ 
the  borrower  obtained  money,  at  28  percent,  premium,  and 
under  stipulation  for  the  return  of  a  definite  sum.  The  re- 
turn, however,  was  to  take  place  upon  regular  building  as- 
sociation principles.  The  borrower,  desiring  to  repay  his 
mortgage  before  due,  agreed  with  the  building  association 
that  it  should  take  his  stock  at  the  amount  paid  in,  remit 
ten  per  cent,  from  the  nominal  amount  of  the  loan,  and 
receive  the  balance  in  cash.  In  a  suit  subsequently  brought 
b)-  the  member  to  recover  usury  paid,  the  transaction  was 

'  39  Pa.  137;  see  S.  P.  in   Denny  *  lb.  156. 

V.   The  West  Philadelphia  Saving  ^  ^q  Pa.  465. 

and  Building  Ass'n,  lb.  154.  <  35  Pa.  470. 
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treated  as  a  mere  loan,  and  it  was  said  that  even  the  last 
sta<;e  of  it,  the  withdrawal  of  shares  to  pay  up  the  mort- 
gage, conld  not  be  called  a  sale  of  the  stock  to  the  build- 
ing association  for  the  balance  of  the  mortgage  loan,  after 
deducting  payments  for  principal  and  interest,  so  as  to 
change  its  nature  from  a  mere  loan. 

The  Act  of  1859  and  the  later  acts,  as  to  building  as- 
sociations incorporated  thereunder,  have  made  the  distinc- 
tion practically  unimportant,  so  far  as  the  questions  pre- 
sented in  cases  arising  under  them  are  concerned,  by  defin- 
ing exactly  what,  upon  such  loans,  could  be  recovered  by 
the  association.  But  wherever  cases  arose  in  which  loans 
had  been  taken  from  unincorporated  building  associations, 
or  such  as  did  not  appear  to  be  incorporated  under  the  Act 
of  1859,  the  principle  that  the  transaction  is  to  be  regarded 
as  nothing  more  nor  less  than  a  loan,  is  either  expressly  as- 
serted, or  applied  in  its  results,  being,  at  all  times  and 
under  all  circumstances,  taken  to  be  the  established  doc- 
trine in  Pennsylvania. 

Thus,  Iw  Jar7^ett  v.  Copc^  the  cases  of  Bcchtoldv.  Brehni 
and  Premium  Fiiiid  Association'' s  Appeal  are  referred  to  as 
establishing  the  general  inapplicability,  in  Pennsylvania, 
of  the  doctrine  of  Silver  v.  Barnes^  and  other  English 
cases.  And  in  RJioads  v.  Hoernerstown  Building  Associa- 
tion'^ and  Link  v.  Germantown  Building  Association^  the 
validity  and  extent  of  the  contract  between  the  building 
association  which  lends,  and  the  member  who  borrows,  are 
placed  entirely  upon  statutory  authorization,  the  doctrines 
of  partnership  dealing,  etc.,  being  wholly  lost  sight  of. 

Decisions  in  Texas. 

§  362.  In  Texas,  the  leading  case  of  Jackson  v.  Cassidy^* 

'  68  Pa.  67.  227;  Abbott  v.  International  B.  and 

^  82  Pa.  180.  Iv.  Association,  25  S.  W.  Rep.  620  ; 

'  89  Pa.  15.  International  B.  and  Iv.  Association 

*  68  Tex.   282;  4  S.  W.  Rep.  541.  v.  Biering,  25  S.  W.  Rep.  622;    In- 

This   case   is   followed   in  El  Paso  ternational  B.  &  L.  Association  v. 

Building  and  Loan  Association  v.  Mayers,  (Civ.  App.)  25  S.  W.  Rep. 

Lane,  81   Tex.   369,   17  S.  W.  Rep.  1132.     Compare,  however,  Watson 

77;  Bexar,  etc.,  Association  v.  Rob-  v.  Aiken,  55  Tex.  536. 

inson,  78  Tex.    163,  14  S.  W.  Rep. 
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Utterly  rejects  the  theory  of  a  dealing  in  partnership  funds 
and  of  a  sale  of  his  stock  by  the  borrower  to  the  associa- 
tion, and  adopts  the  earh-  Pennsylvania  decisions  in  declar- 
ing the  transaction  between  the  two  a  mere  loan  upon 
usurious  reservations  and  consequently  unlawful.  So  rad- 
ically is  this  view  enforced,  that,  it  is  decided,  if  the  stock 
of  a  member  is  sold  by  the  association  for  default  in  pay- 
ment of  interest  which  is  due  by  the  terms  of  such  a  con- 
tract, and  not  legally  collectible,  the  sale  passes  no  title 
even  to  a  bona  fide  purchaser,  and  that  an  entry,  after  the 
sale,  of  a  credit  to  the  borrower,  sufficient  to  reduce  the 
amount  charged  against  him  to  the  legal  rate  of  interest,  is 
inefficacious  to  cure  the  original  vice.^ 

Decisions  in  Indiana. 

§  363.  In  Indiana,  the  premium  or  percentage  for  a  loan 
offered  by  the  association,  which  was  included  in  a  note 
executed  by  the  borrowing  member  to  the  association,  was 
said  not  to  be,  strictly  speaking,  "interest  on  money," 
within  the  meaning  of  those  words  as  used  in  sec.  22,  art. 
4,  of  the  Constitution  of  Indiana,  which  prohibits,  inter 
alia^  the  enactment  of  local  or  special  laws  on  such  sub- 
jects. This  bonus,  or  percentage,  or  premium  was  merely 
the  contract  price,  agreed  upon  between  the  parties,  for  the 
"preference,"  which  such  association  was  expressly  author- 
ized to  sell,  and  such  member  authorized  to  buy,  and  was 
not  interest  on  money.  "  The  question  propounded  to  its 
corporators,  or  the  members  of  the  association,  was  prac- 
tically this,  '  How  much  will  you  give  for  the  privilege  of 
taking  this  loan  ?  '  The  members  of  the  association  were 
under  no  compulsion,  moral,  legal,  or  physical,  in  regard  to 
any  such  loan  ;  they  could  compete  or  not  for  the  privilege 
of  taking  the  loan,  at  their  own   free  will  and  pleasure." 

'In   Kl   Paso  B.  and  L.  Associa-  parties  that  the  original  note  should 

tion   V,    Lane,  supra,   it  was  held,  be   valid    and    binding,    does    not 

that  a  subsequent  written  contract,  purge  the  transaction  of  usury,  not- 

whereby,   in  consideration  of  one  withstanding  the    intervention    of 

dollar   repayment  of  the   usurious  rights  of   other  parties.     See    the 

interest    already    received    and    a  contrary   doctrine    in    Phillips    v. 

stipulation   for  only  lawful  interest  Columbia  City,   etc..    Association, 

thereafter,    it   was   agreed    by   the  53  Iowa  719;  6  N.  W.  Rep.  121. 
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The  member  takiiij;-  the  loan  "  did  not  pay  liis  bid,  but,  in 
lieu  thereof,  he  gave  his  note  for  the  full  sum,"  of  the 
nominal  loan.'  This  reasoning,  supposing-  it  to  have  been 
sufficient  to  satisfy  the  conscience  of  a  court,  certainly  rec- 
ognized nothing  in  the  transaction  but  a  lending  and  a 
borrowing  of  money. 

Ooeisioiis  in  (.'oiinccticut,  Iowa,  Missouri,  Oliio,  West  Vir- 
ginia. 

§  364.  The  decisions  in  Connecticut,^  lowa,^  Missouri,^ 
Ohio,'^  and  West  Virginia,"  do  not  seem  expressly  to  touch 
upon  this  question.  In  all  of  them,  as  in  Pennsylvania, 
the  statute  is  the  exact  measure  of  the  legitimacy  and  bind- 


'  ]McI.auijhlin  r-.  The  Citizens' 
Building  Loan  and  Savings  Asso- 
ciation, 62  Ind.  264  ;  S.  P.  Shaffrey 
I'.  The  Workingnien's  Sa%'ings, 
Loan  and  Building  Association,  64 
Ind.  600. 

2  See  the  IMechanics'  and  Work- 
ingnien's Mutual  Savings  Bank  and 
Building  Association  of  New  Haven 
V.  Wilcox,  24  Conn.  147. 

3  See  The  Hawkeye  Benefit  and 
Loan  Ass'n  z'.  Blackburn,  48  Iowa, 
3S5;  Burlington  Mutual  Loan  Asso- 
ciation z'.  Heider,  55  lb.  424.  In 
the  latter  case,  referring  to  the 
taking  of  interest  upon  the  premium 
charged,  which  is  decided  to  be  il- 
legal and  usurious,  the  court  says: 
' '  It  matters  not  what  may  be  the 
form  or  device  adopted,  if  more 
than  the  legal  rate  of  interest  is 
exacted  on  the  nione}'  loaned,  it 
constitutes  usury."  "  Suppose  the 
transaction  had  been  as  follows: 
That  the  defendant  borrowed  of  the 
plaintiffs  $1000,  and  gave  his  obli- 
gation therefor,  providing  he  was 
never  to  pay  the  principal,  but  was 
to  pay  twent^^-five  per  cent,  interest 
thereon  for  twenty  years.  Such  an 
obligation  would,  we  think,  be  usur- 
ious on  its  face,  and  the  intent  or 
good  faith  of  the  transaction  would 
be    immaterial."     Per  Seevers,  J. 


In  Phillips  z'.  Columbia  City,  etc., 
Association,  53  Iowa  719,  6  N.  W. 
Rep.  121,  the  refunding  of  usurious 
interest,  under  an  agreement  to 
take  only  legal  interest  thereafter, 
was  held  to  free  the  original  obliga- 
tion from  the  taint  of  usury.  See 
contra.  El  Paso  B,  and  L,  Associa- 
tion V.  Lane,  81  Tex.  369;  17  S  W. 
Rep.  77. 

■•  In  Hammerslough  v.  Kansas 
City  B.  L.,  etc..  Association,  79 
Mo,  80,  it  was  held  that  where  one 
had  given  his  note  for  a  loan  equal 
to  the  amount  of  his  stock,  agree- 
ing to  pay  monthly  interest  on  the 
full  amount  and  installments  of  one 
dollar  per  share,  he  could  not  com- 
plain of  usury  because  he  had  not 
received  the  full  amount  of  the 
loan,  if  the  same  was  always  ready 
for  him,  since  his  payments  went 
into  the  common  fimd  in  which  he 
was  entitled  to  share  ratably  on 
dissolution. 

*  See  Hagerman  zk  The  Ohio 
Building  and  Savings  Association, 
25  Ohio  St.  186;  Bates  v.  People's, 
etc.,  Association,  42  Ohio  St.  655. 

"  See  Pfeister  v.  Wheeling  Build- 
ing Association,  19  W.  Va.  676; 
Parker  v.  U.  S.  B.,etc.,  Association, 
id.  744;  Haigh  v.  U.  S.  B.,  etc.,  As- 
sociation, id.  792. 
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ing  extent  of  the  contract.  Only  under  the  statute  can  it 
be  enforced,  and  only  so  far  as  it  is  in  accordance  with  the 
statute. 

Result  of  Examination  of  all  Decisions. 

§  365.  An  examination  of  the  foregoing  decisions  would 
seem  to  justify  the  conclusion  that  the  clear  weight  of 
judicial  authority  declines  to  look  upon  the  transaction  be- 
tween a  building  association  and  its  advanced  member  as 
constituting  a  loan  pure  and  simple.  At  the  same  time,  the 
conflict  between  those  decisions  emphasizes  the  impossibil- 
ity of  declaring  that  transaction  a  mere  dealing  in  partner- 
ship funds,  to  the  total  exclusion  of  the  idea  of  a  loan.  The 
truth  can  lie  in  neither  of  the  extremes  represented.  It 
may  perhaps  be  found  most  nearly  accurate  to  say  that  the 
transaction  is  a  loan,  the  terms  of  which  are  so  vitally 
affected  by  the  debtor's  membership  relation  to  the  creditor 
society, — in  the  source  and  profits  of  which  the  debtor  has 
himself  such  a  substantial  interest, — and  the  extent  of  his 
ultimate  liability  upon  which  is  so  contingent  and  uncer- 
tain at  the  time  of  its  creation,'  that  it  is  impossible  to  ap- 
ply to  it,  in  its  essential  features,  the  rules  of  common  or 
statute  law  defining  the  limits  of  what  may  be  bindingly 
assumed  and  lawfully  exacted  in  ordinary  transactions  of 
borrowing  and  lending.  It  must  not,  however,  be  put  out 
of  sight,  that,  when  speaking  of  building  associations,  we 
are  speaking  of  a  class  of  institutions,  which,  almost  every- 
where, the  government  has  undertaken  to  regulate, — not 
of  a  species  of  joint  enterprises  whose  objects,  methods  and 
business  the  policy  of  our  legislation  has  left  untouched,  to 
be  defined  and  carried  out  by  mere  voluntary  co-operative 
organizations.  True,  at  first,  building  associations  were 
mere  voluntary,  unincorporated  societies,  and  some  of  the 
most  important  principles  still  recognized  were  originally 

'  Where  the  return  of  money  arl-  though  in  addition  to   regular  in- 

vanced  is  made  dependent  uiKJii  llie  terest,     the    party    advancing    the 

event  of  that  amount  being  reaHzed  money  is  entitled  to  share  in  the 

in  a  contemplated  joint  adventure,  profits  of  the  adventure:  Brigham 

over  and  above  losses  and  expenses,  v.  Dana,  29  Vt.  i. 
the   contract  is  not   usurious,    al- 
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declared  with  reference  to  such.  In  some  of  the  states,  in- 
deed, they  apparently  continue  to  be  re<2^arded  as  indis- 
criminately applicable  to  both  incorporated  and  unincor- 
porated associations,'  and  in  a  recent  case  it  was  said : 
"  The  incorporation  of  them  simply  facilitates  carrying 
out  the  purposes  for  which  they  were  formed."-  But, 
however  that  may  be  where  specific  statutes  do  not  pro- 
vide for  the  incorporation  of  building;  associations,  pre- 
scribing their  duties  and  defining  their  powers,it  seems  clear, 
that,  where  the  Legislature  has  undertaken  so  to  do,  it  is 
to  be  deemed  intended  that  the  purposes  of  the  building  as- 
sociation scheme  are  to  be  worked  out  by  associations 
fonned  under  and  deriving  their  existence  and  authority 
from  those  statutes  and  operating  in  accordance  with  the 
dictates  of  the  same.  The  recognition,  therefore,  in  this 
country  of  the  peculiar  character  of  the  building  associa- 
tion loan  as  something  beyond  and  outside  of  the  pale  and 
limitations  of  ordinary  rules  relating  to  borrowing  and 
lending  of  money,  has  not,  except  in  the  States  already 
referred  to,  been  extended  to  building  associations  other 
than  those  having  a  legalized  existence  by  virtue  of  legis- 
lative enactment,  or  incorporation  in  pursuance  of  legisla- 
tive enactment.  It  is  but  corollary  to  this  limitation,  and 
a  principle  at  least  equally  manifest  from  a  review  of  the 
decisions  discussed,  that  the  sanction  to  be  given  judicially 
to  any  particular  feature  embraced  in  the  transaction,  as 
legitimate,  can  extend  no  further  than  what  is  sanctioned 
as  part  of  it  by  that  legislation.  Thus,  it  is  said  in  New 
York,^  that  a  mortgage  taken  by  a  building  association  is  a 
security  for  the  payment  of  money  only  within  the 
statute  ;  "  ^  and  in  Maryland,"^  that  it  is  operative  only  so 
far  as  it  conforms  with  the  statute  and  the  by-laws  under 

' /.    e.,  in   Massachusetts  (see  \  ^Hamilton  Building  Association 

346),   New  Hampshire   (see  §  354)  v.  Reynolds,  5  Duer,  671;  Franklin 

and  Louisiana  (see  \  348).  Building  Association   v.   Mather,  4 

2  Atwood   V.    Dumas,    149   Mass.  Abb.  Pr.  273. 

167121  N.  E.  Rep.  236, 'per  Holmes,  ''  Shannon      v.      The      Howard 

J.  Mutual     Building    Association     of 

'  Franklin    Building  Association  Baltimore,  36  Md.  383. 
V.  Mather,  4  Abb.  Pr.  273, 
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the  same.     Indeed,   this   principle  is  asserted,  in  one  form 
or  another,  in  nearly  every  State, ^ 

Two    Cardinal    Principles   Concerning-    Loans    and   Bor- 
rowers. 

§  366.  It  seems  safe,  therefore,  to  say,  as  generally  ap- 
plicable in  this  country,  (i)  that,  neither  independently  of 
the  statute  nor  beyond  the  manner  and  extent  prescribed 
by  it,  and  the  rules  adopted  under  it,  can  the  contract  be- 
tween the  society  and  its  borrowing  member  have  any 
validity  ;  and  (2)  that,  where  it  subsists  as  a  valid  contract, 
it  is  invariably  made  up  of  those  two  essential  and  nicely 
balanced  elements,  that  of  a  loan,  and  that  of  a  venture 
with  partnership  funds,  the  outcome  of  which  is  indeter- 
minate at  the  time  of  its  inception. 
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§  385.  Right  and  extent  of  interest  reservation. 
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?  390.  Security — its  nature  and  kind. 

i  392.  Joint  security  of  memljers  and  outsiders. 

?  393.   Pursuit  of  securities. 
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'  See  post,  'i  434,  also  U  436-437.  450-45I. 


328 


TIIR   LAW   OP   BUILDING  ASSOCIATIONS.      [CH.  XIII. 


2  395.  "  Loan"  construed  to  mean  "  amount  actually  advanced." 
^397.   Biiulins^   force  of  contract  of  loan,  etc.,  made  in  pursuance  of 

charter  and  statutory  powers. 
I  398,  Tractical  results  of  buikling  association  loans. 


Usury  may  Bcoonic  jvii  l^loiiuMit  in  a  Building  Ass<)<'iatiou 
Loan. 

§  367.  It  follows,  as  a  necessary  result  of  the  proposi- 
tion, that  the  binding  extent  and  legitimacy  of  the  con- 
tract between  the  building  association  and  its  borrowing 
member,  partaking  so  largely  of  the  nature  of  a  loan,  is  re- 
ferable, in  form  and  snbstance,  to  the  provisions  of  the 
statute  under  which  the  society  is  incorporated,  and  its 
rules  adopted  in  accordance  with  the  same,  that  usury,  as 
a  possible  incident  to  the  contract,  is  by  no  means  entirely 
excluded.  The  mere  fact  that  the  borrower  has  received 
less  than  the  face  of  the  mortgage  indicates  is,  of  course, 
not  evidence  of  usury  ;  the  presumption  being  that  the  dif- 
ference is  made  up  of  the  lawful  charges  permitted  to  build- 
ing associations.'  Much  less  is  that  fact  ground  of  defence 
on  the  score  of  usury,  where  the  difference  was  always 
ready  for  the  borrower,  though  never  received  by  him.^ 
Us"ury  is  defined  to  be  "  the  taking  of  more  interest  for  the 
use  of  money  than  the  law  allows,"  ^  and  it  is  said  that  the 
requisites  to  form  an  usurious  contract  are,  (i)  a  loan, 
either  express  or  implied  ;  (2)  an  understanding  that  the 
money  lent  shall  or  may  be  returned  ;  and  (3)  that,  in  ef- 
fect, a  greater  rate  of  interest  than  is  allowed  by  statute 
shall  be  paid/  The  manner,  form,  or  pretence  under 
which  this  is  done  is  entirely  immaterial.  It  is  the  busi- 
ness of  the  courts  to  analyze  a  transaction,  and  lay  bare  its 
usurious  nature,  however  it  may  be  disguised  and  hidden.'^ 


'  Selden  v.  Reliable  Sav.  and 
Building  Association,  32  P.  F.  Sm. 
(Pa.)  336;  Johnston  v.  Elizabeth 
Building  and  Loan  Association, 
104  Pa.  394. 

*  Hammerslough  v.  Kansas  City 
B.,  L. ,  etc..  Association,  79  Mo. 
80. 

^  3  Pars.,  Contr. ,  p.  *io7. 

*  Lloyd  V.  Scott,  4  Pet.   (U.  S.) 


205,  overruling  De  Wolf  z>.  Johnson, 
10  Wheat.  367. 

•■*  3  Pars.,  Contr.,  p.  *i33;  2  lb.  p. 
*385.;  Endl.,  Interp.  of  Stat.,  §  138; 
Mobile  Building,  etc.,  Association 
71.  Robertson,  65  Ala.  389;  Reeve 
V.  Ladies,  etc..  Association,  56  Ark. 
335,  19  S.  W.  Rep.  917;  Tyson  v. 
Rickard,  3  Hill  and  J.  (Md.)  109; 
Stockett  V.   EUicot,  3    Gill  and  J. 
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Equally  immaterial  it  is,  whether  the  usurious  reservation 
be  stipulated  for  in  the  instrument  securing  the  principal, 
or  by  a  separate  written  or  oral  contract.' 

Effect  of  Usury.    New  Agreement. 

§  368.  If  the  statute  makes  the  usurious  contract  void, 
the  instrument  creating  it  will  be  void  ab  initio^  even  in  the 
hands  of  an  innocent  holder."  The  entry  of  a  credit  upon  it 
to  the  borrower  sufficient  to  reduce  the  interest  to  the  legal 
rate  is  inefficacious  to  cure  the  original  vice.^  It  has  even 
been  held  that  a  subsequent  written  contract,  whereby,  in 
consideration  of  one  dollar  and  repayment  of  the  usurious 
interest  and  a  stipulation  for  only  lawful  interest  after  the 
date  of  such  contract,  the  parties  agree  that  the  instrument 
shall  be  valid  and  binding,  does  not  purge  the  transaction 
of  usury,  notwithstanding  the  intervention  of  the  rights  of 
other  parties.  But  it  has  also  been  declared  that  the  re- 
funding of  usurious  interest,  under  an  agreement  to  take 
only  legal  interest  thereafter,  frees  the  contract  from  the 
the  taint  of  usury.''  And  a  security,  substituted  for  or  in 
renewal   of  one  which  is  usurious,  is  equally  void  with  it." 

(Md.)  123;  Trumbo  i\  Blizzard,  6  ^  Phillips  v.  Columbia  City,  etc.. 
Id.  i8.  In  Beete  v.  Bidgood,  7  B.  Association,  53  Iowa  719;  6  N.  W. 
and  C.  453,  Tenterden,  C.  J.,  says  Rep.  121.— Where  the  constitution 
the  court  must  "look,  not  at  the  of  a  building  association  provides, 
form  and  words,  but  at  the  sub-  that,  on  winding-up,  the  rate  of  in- 
stance of  the  transaction."  terest  on  the  amount  advanced  is 

'3  Pars.,  Contr..  p.  *ii3.  It  is  not  to  exceed  legal  interest,  it 
the  contract  as  a  whole,  not  the  has  been  held,  the  contract  for  the 
separate  pieces  of  paper,  that  suf-  loan  of  money  by  it  cannot  be  de- 
fers from  the  taint  of  usury.  But  clared  void  for  usury,  though  it  ap- 
where  the  contract  itself  is  free  from  pears  that  more  than  legal  interest 
it,  and  a  subsequent  contract,  in  is  reserved:  Thompson  v.  Gillison, 
payment  of  the  first,  be  usurious,  it  28  S.  C.  534;  6  S.  E.  Rep.  333. 
is  only  the  second  which  becomes  Nor  can  one  complain  of  usury  who 
tainted,  and  the  debt  may  be  en-  has  not  received  the  full  face  of  his 
forced  as  stated  in  and  under  the  loan,  though  paying  interest  upon 
terms  of  the  first  contract.  See  Kly  it,  if  what  he  did  not  receive  was 
V.  McClung,  4  Port.  (Ala.)  128.  always  ready  for  liini  and  his  pay- 

'  3  Pars.,  Contr.,  p.  *\\'J.  ineiils  went  into  the  common  fund 

'Jackson  z;.  Ca.ssidy,  68  Tex.  282;  in  which  he  was  entitled  to  sliare 

4  S.  W.  Rep.  541.  ratably   on   dissolution:    Ilammer- 

"  Ivl  Pa.so  Building  and  Loan  As-  slough  v.  Kan.sas  City  B.,  L.,  etc., 

sociation   v.  Lane,  81   Tex.  369;  17  A.ssociation,  79  Mo.  80. 

S.  W.  Rep.  77.  "  3  I'ars.,  Contr.,  p.  ^iig. 
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But  a  new  security  being  g-iven  to  a  bona  fide  holder,  for 
value,  of  a  promissory  note  tainted  with  usury,  constitutes 
a  new  transaction,  and  the  usury  on  the  first  note,  for 
which  the  second  was  given,  does  not  affect  the  latter.^ 

Ki^lit  of  Borrower  to  Kofovcr  Usury.     Qualifications. 

§  369.  On  the  question  of  the  right  of  the  borrower 
upon  usury  to  recover  the  money  paid  by  him  in  excess  of 
legal  interest.  Strong,  J.,  in  PJiilantliropic  Building  Associa- 
tion V.  McKnight'^-  reviews  the  course  of  decisions.  The 
earliest  English  cases  ^  denied  the  party  paying  the  usuri- 
ous interest  the  right  subsequently  to  recover  it,  as  being 
in  pari  delicto^  and  because  volctni  non  fit  hijuria.  Lord 
Mansfield  denied  this  doctrine  at  an  early  date.'  Later,  a 
distinction  was  drawn  between  transactions  under  statutes 
enacted  on  grounds  of  general  policy,  where  each  party  vio- 
lating the  law  is  held  in  equal  fault ;  and  transactions  un- 
der the  usury  laws,  enacted  to  protect  weak  and  needy  men 
from  being  "overreached,  defrauded,  and  oppressed."  To 
the  latter,  the  law  does  afford  relief.  It  regards  the  lender 
as  the  oppressor,  and  the  borrower  as  the  oppressed.^  No 
other  duress  or  oppression  has  been  held  necessary  to  be 
shown,  in  order  to  entitle  the  borrower  to  recover,  than 
such  as  is  involved  in  the  act  itself  of  taking  the  money 
under  an  usurious  contract.  These  statutes  regard  the 
lender  alone  as  the  wrongdoer,  the  borrower  as  the  victim. 
Hence  the  payment  of  usurious  interest  is  not  such  a  vol- 
untary payment  as  will  entitle  the  receiver  to  retain  it ;  but 
it  may  be  recovered  by  action  at  the  suit  of  the  borrower  who 
paid  it."     This  is  the  rule  also  in  Maryland.^     So  it  is  said 


'  Cassebeer  v.  Kalbfleisch,  4  N. 
Y.  Weekly  Dig.  586. 

=>  35  Pa.  470. 

3  See  Tompkins  v.  Barnett,  i 
Salk.  22  ("  long  exploded:  "  Mans- 
field, in  Cowp.  200;  see  next  note). 

<  Clarke  v.  Shee  and  Johnson, 
Cowp.  197. 

*  See  Browning  v.  Morris,  Cowp. 
790.  See  also  Briggs  v.  Thompson, 
20  Johns.  (N.  Y. ),  294;  Thomas  v. 


Shoemaker,    6   W.    and    S.     (Pa.) 

183. 

8  Philanthropic  Building  Asso- 
ciation V.  McKnight,  35  Pa.  470. 
See  also  Building  Association  v. 
Ellsler,  6Phila.  (Pa.)  6. 

'  Border  State,  etc.,  Association 
V.  Hilleary,  68  Md.  52;  Border 
State,  etc.,  Association  v.  Hayes, 
61  Md.  597. 
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in  Georgia  that  usury  voluntarily  paid  may  be  recovered 
back  under  the  common  law  and  the  Code  of  that  State  ;  ^ 
and  in  Texas,  that  it  is  recoverable  after  contract  exe- 
cuted, although  there  be  no  statute  to  that  effect." 

§  370.  But  usurious  interest  collected  or  paid  upon 
lawful  process  of  execution  cannot  be  recovered  back.  The 
remedy  in  such  case  is  by  application  to  court  to  open  the 
judgment.^  And  in  Maryland,  where  there  has  been  a  de- 
liberate settlement,  in  pursuance  of  which  the  borrower  has 
paid  to  the  lender  an  amount  in  excess  of  lawful  interest, 
if  there  was  no  compulsion  or  duress,  and  full  knowledge 
of  the  facts  and  circumstances  under  which  the  amount 
was  demanded,  no  action  will  lie  to  recover  back  the 
amount  thus  usuriously  paid,  although  the  payment  was 
made  under  protest.*  But  the  settlement,  to  have  that 
effect,  must  be  real  and  not  sham  ;  so  that  a  payment  or 
settlement  of  an  usurious  mortgage  in  part  with  money 
obtained  by  the  debtor  from  the  creditor  for  that  purpose, 
a  new  mortgage  being  given  for  what  had  remained  due  on 
the  old,  is  to  be  treated  as,  to  that  extent,  a  mere  renewal 
of  the  original  debt,  and  as  such  subject  to  the  claim  of 
usury.' 

§  371.  So,  too,  it  is  said  in  Georgia,  that,  if  a  contract 
claimed  by  one  of  the  parties  to  be  usurious,  and  by  the 
other  not,  is  compromised  and  settled  between  them — the 
question  of  dispute  as  to  the  usury  forming  a  distinct  item 
of  the  settlement — this  is  an  accord  and  satisfaction, 
even  as  to  the  usur)',  and  the  money  paid  therefore  cannot 

'  Parker    v.     The    Fulton    Loan  finally  settled  by   the  parties,  and 

and   Building  Association,   42  Ga.  the  debt  paid  and    satisfied:     Sec- 

451.  ond    German    American    Building 

'  Bexar  Building  and  Loan  Asso-  Association  of  Baltimore  v.   New- 

ciation  v.  Robinson,  78  Tex.  163;  14  man,  50  Md.  62,  declaring  that  act 

S.  W.  Rep.  227.  constitutional,    and    apparently  to 

^  Fed.  Insurance  Co.  Z'.  Robinson,  that    extent    overruling     Scott    v. 

3  N.  Y.  Weekly  Dig.  48 1.  Leary,    34  Md.  589,  and  Williar's 

*  Await   V.  Eutaw  Building  Asso-  A])p.,  45  Id.  546. 
ciation  No.  4,34  Md  435.     The  Act  ^  Border  State,   etc.,  Association 

of    1876,    Ch.    358,    in   that  State,  t'.  Hayes,  61  Md.  597;  Border  State, 

barred   the    right    of    recovery    of  etc.,  Association  f.  Hilleary, '68  Md. 

money  usuriously  paid,  where  the  52. 
transaction   had   been    closed   and 
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be  recovered  back.'  And  where  a  borrower  voluntarily  set- 
tled with  a  bniklino^  association,  receiving-  a  rebate  of  part 
of  the  preniinni  bid  by  him,  and  a  credit  for  a  share  of  the 
common  profits,  it  was  held  in  Mississippi  that  he  could  not 
afterwards  maintain  a  suit  against  the  society  on  the  ground 
that  he  had  paid  it  usury."  In  like  manner,  where  an 
account  is  stated  by  the  building  association  creditor,  and 
the  debtor  gives  his  promissory  notes  in  settlement,  being 
grossly  negligent  in  omitting  to  inform  himself  concerning 
the  elements  of  the  account ;  the  fact  that  it  actually  em- 
braced interest  or  usury  which  he  was  not  legally  liable  to 
pay,  is  not  such  an  imposition  upon  him  as  will  entitle  him 
to  open  the  settlement  on  the  ground  of  fraud. ^  But  where 
there  have  been  no  such  laches  on  the  part  of  the  debtor,  a 
mere  compromise  and  settlement  of  the  debt,  without  dis- 
tinct reference  to  the  dispute  as  to  the  illegality  of  the  con- 
tract, is  not  a  bar  to  a  suit  to  recover  the  usury  paid.^ 

Rule  as  to   Keeovory  of  Usury    l*sii<l,  iii    North   Carolinji, 
Georgia  aud  West  Virginia. 

§  372.  With  jDarticular  reference  to  members  borrow- 
ing from  building  associations,  the  courts  of  North  Carolina 
and  Georgia  seem,  however,  to  lean  to  a  somewhat  stricter 
doctrine  as  regards  the  right  of  the  borrower  to  recover 
what  he  has  paid  in  excess  of  legal  interest.  In  the  former 
State,  it  is  said  that  the  law  will  not  aid  a  plaintiff  seeking 
to  recover  interest  usuriously  paid,  where  both  he  and  the 
defendant  are  in  pari  delicto.  Hence,  where  plaintiffs,  who 
were  members  of  a  building  association  and  had  paid 
usurious  interest  upon  money  borrowed  from  it,  endeavored 
to  recover  it  back  by  suit,  they  were  not  held  entitled  so  to 
do.  The  reasoning  upon  which  this  decision  is  based  is 
this  : — If,  at  any  time,  they  had  repudiated  the  building 
association,  and  the  latter  had  sought  the  aid  of  the  court 
to  enforce  the  contract,  the  court  would  have  refused  its 

•  Parker  v.  The  Fulton  Loan  and  ■''  Pattison  v.  The  Albany  Build- 
Building  Association,  46  Ga.  166.  ing  and  Loan  Association,  63  Ga. 

^  Natchez  Building  and  Loan  As-  373. 

sociation  v.  Shields,  (Miss.)  15  So.  '^  Parker  v.  The  Fulton  Loan  and 

Rep.  793.  Building  Association,  ubi  supra. 
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assistance.'  But  whatever  had  been  executed,  both  parties 
being  iii  pari  delicto^  and  the  plaintiffs  not  having,  in 
realit)',  made  these  payments  under  any  mistake  of  fact,  the 
court  would  not  undo  the  transaction.  "  Whatever  the  as- 
sociation was,  they  were,  for  they  were  parts  and  parcels 
of  it,  and  the  court  will  no  more  aid  them  against  the  as- 
sociation, than  it  would  have  aided  the  latter  against 
them."-  In  other  words,  it  is  held  that  a  member  of  the 
corporation  who  knowingly  paid  it  usurious  interest  for  an 
unlawful  privilege  cannot  recover  it  back.^  In  Georgia, 
again,  the  peculiar  relation  of  the  complaining  borrower  in 
a  building  association  gave  rise  to  the  following  obser- 
vations :  "In  such  a  scheme  as  this,  the  great  element  of 
usury  is  wanting,  to  wit,  oppression,  advantage  taken  by 
one  of  the  necessities  of  another,^  the  person  getting  the 
money,  in  this  case,  being,  in  fact,  interested  himself  in 
having  the  sales  as  high  as  possible.  To  permit  the  usurer 
himself  to  set  up  the  usury,  after  the  contract  has  been  ex- 
ecuted, would  be  contrary  to  all  principle.  The  person 
wronged  is  allowed  to  do  so,  but  not  the  wrongdoer,  and  if 
the  plaintiff  here  recovers,  he  will  recover  a  part  of  the  ad- 
vantage which  came  to  himself,  for  the  high  rates  at  wdiich 
others  sold  their  interest  in  the  ultimate  dividend."/^ 
Finally,  it  is  held  in  West  Virginia  that  a  borrower,  volun- 
tarily paying  in,  to  get  a  release  of  his  mortgage,  more 
than  required  by  the  by-laws,  knowing  all  the  facts,  but 
mistaken  as  to  his  legal  rights,  cannot  recover  any  part  of 
his  payment.'"' 

Liiiiitatioii  in  Suits  for  R<'('Overy  of  Usury. 

§  373.  Where  the  general  usury  law  of  the  State  fixes 
a  certain  time  within  which  actions  to  recover  money  usuri- 

'  Mills  V.  The  Salisbury  Building  in   Philanthropic  Building  Associa- 

and    Loan   .Association,    75   N.    C.  tion  v.  McKniglit,  35  Pa.  470,  that 

292.  there  need  be  no  evidence  of  duress 

'■^  Latham  v.  The  Washington  and  oppression,  further  than  is  in- 
Building  and  Loan  Association,  77  volved  in  the  receiving  a  loan  at 
N.  C.  145.  usurious  interest. 

•■'  Dickerson    v.    Raleigh    Co-op.  ■'  Parker  v.  The  Fulton  Loan  and 

Land  and  Building  Association,  89  Building  Association,  //A/ .v/c/>/vr. 

N.  C.  37.  •'  Ilaigh   V.    U.   vS.  Building,   etc., 

*  See  ante,  \  359,  and  Strong,  J.,  Association,  19  W.  Va.  792. 
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oiisly  paid  shall  be  instituted,  suits  a<;aiust  buildin*^  associ- 
ations to  recover  payments  made  to  them  in  excess  of  legal 
interest  must  l)e  brought  within  those  limits,' 

>>  ho  lua.v  S«'t  Up  l>eroiU'o  <»r  l^snry. 

i^  374.  Where  usury  avoids  the  contract,  the  plea  of 
usur)-  as  a  defence  to  the  enforcement  of  a  contract  is 
available  between  privies  only.^  The  guarantor  of  a  debt 
may  set  it  up,"^  whilst,  where  the  borrower  delegates  one 
who  is  debtor  to  him,  to  pay  the  debt,  the  delegated  debtor 
cannot  set  this  up  defence,  and  plead  the  usury  by  which 
he  was  not  affected/  But  the  vendee  of  property,  subject 
to  a  mortgage  which  was  usurious,  cannot  set  up  that  fact 
as  a  defence  against  its  enforcement.'^  But  when  N.  exe- 
cuted a  mortgage  to  secure  an  usurious  loan,  subsequently 
sold  the  property  subject  to  the  mortgage,  and  finally 
bought  it  back,  the  same  not  being  made  subject  to  the 
mortgage  in  the  deed,  in  an  action  to  foreclose,  it  was  held 
that  N.  was  "  the  borrower,"  had  never  been  released  from 
his  obligation  as  such,  and  was  entitled,  upon  proof  of 
usur}-,  to  a  judgment  avoiding  the  mortgage  altogether.*' 

§  375.  But  whether,  in  general,  a  stranger  to  the  orig- 
inal transaction,  becoming  the  owner  of  property  upon 
which  rests  a  mortgage  given  upon  usurious  reser\'ations, 
is  entitled  to  defend  against  it  on  the  ground  of  usury,  de- 
pends entirely  upon  whether  the  statute  under  which  the 
defence  is  set  up,  limits  the  same  to  the  original  parties, 
the  borrower  and  the  lender,  or  whether  it  extends  itself  to 
all  others  interested  ;  whether  the  statute  gives  the  right 
to  recover  or  defalc,  or  whether  it  prohibits  the  lender  from 
retaining.     Where  the  statute  applies  only  to  the  parties  to 

'  Maule  V.  Building  Association,  tional   Bank   v.   Bingham,   50    Vt. 

5  Phila.  (Pa.)  421;  thus,  in  Pennsyl-  105. 

vania,   under  the   Act  of  28  May,  *  3  Pars.,  Contr  ,  p.  *I22. 

1858,  within  six  months.  *  Mechanics'  Bank  v.  Edwards,  i 

'^  3  Pars.,  Contr. ,  p.  *i2o.  Barb,  271;  Sands  v.   Church,  6  N. 

'  Huntress  v.  Patten,  20  Me.  28;  Y.  347. 

Harrison  v.  Hannel,  5  Taunt.  784;  *  Knickerbocker  Life   Insurance 

I    Engl.    C.    L.   Rep.    263;    Gray's  Co.  t-.  Nelson  et  al.,  6 N.  Y.  Weekly 

Ex'rs  V.  Brown,  22  Ala.    262.     But  Dig.  145. 
see    contra    Lamoille  County  Na- 
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the  transaction,  a  snbsequent  creditor  (or  holder  of  the 
property)  cannot  attack  the  claims  on  that  ground/  unless 
the  taking  of  the  usur}'  amount  to  a  fraud,  not  upon  the 
debtor,  but  upon  subsequent  mortgagees,  judgment  credit- 
ors, or  such  as  become  purchasers  of  the  property  encum- 
bered at  sheriff's  sale.^  Where,  however,  the  policy  of  the 
law  is  different,  extending  the  right  to  other  parties  inter- 
ested, the  purchaser  at  sheriff's  sale  may  take  advantage  of 
usury  in  a  mortgage  of  prior  date  to  the  judgment  upon 
which  his  execution  issued.^ 

§  376.   But  if  it  appears  that  a  purchaser  bought  ex- 
pressly subject  to  an  encumbrance  which  was  tainted  with 


>  Miners'  Trust  Co.  Bank  v.  Rose- 
berrj-.  81  Pa.  309;  Appeal  of  Sec- 
ond National  Bank  of  Titusville, 
85  Id.  528,  being  subsequent  to  the 
change  made  in  Pennsylvania  by 
the  Act  of  28  May,  1858. 

'^See  cases  in  note  above;  but  the 
fact  of  usury  does  not  necessarily 
make   a   fraud;  Good   z'.   Grant,  76 

Pa.  52- 

3  As  illustrating  this  principle, 
see  Lloyd  v.  Scott,  4  Pet.  (U.  S.) 
205;  Kupfert  c'.  Guttenberg  Build- 
ing Association,  30  Pa.  465; 
Hughes's  App.,  lb.  471;  Fisher  r'. 
Kahlnan,  3  Phila.  (Pa.)  213;  Build- 
ing Association  v.  O'Connor,  lb. 
453  [where  subsequent  judgment 
creditors  were  held  entitled  to  im- 
peach a  mortgage  for  usury  before 
an  auditor];  Post  v.  Bank  of  Utica, 

7  Hill    (N,    Y.),    391;    Nisbett    v. 
Walker,  4  Ga.  221;  Thorn  v.  Doub, 

8  Gill  (Md.),  i;  Cummins  z'.  Evir, 
6  N.  J.  Eq.  73;  Pinnell  v.  Boyd,  33 
N.  J.  Eq.  190;  Brolasky  v.  Miller,  9 
N.  J.  Eq.  807;  and  see,  also.  Link 
V.  Germantown  Building  Associa- 
tion, 89  Pa.  15  (A.  D.  1879)  in 
which  the  terre-tenant  who  pur- 
chased the  mortgaged  premises  at 
sherifTs  sale,  and  was  allowed  to 
defend  against  the  claim  of  the  as- 
sociation on  the  mortgage,  was  held 


entitled  to  take  defence  as  to  the 
consideration  of  the  mortgage,  and 
to  show  that  it  was,  on  the  ground 
of  partial  failure  of  consideration, 
unlawful  and  fraudulent  to  the 
amount  of  the  premiums  (the  so- 
ciety being  unincorporated),  and  to 
that  extent  not  a  valid  charge 
against  the  land. 

As  illustrating  the  doctrine  that 
the  defence  of  usury  is  a  personal 
one,  and  cannot  be  set  up  by  any 
but  original  parties,  see  The  Peo- 
ple's Savings  Bank  and  Building 
A.ss'n  z'  Collins,  27  Conn.  145; 
Stein  and  wife  f.  The  Indianapolis 
Building  Loan  I'und  and  Savings 
Ass'n,  i8Ind.  237;  Loomisz'.  Eaton, 
32  Conn.  550;  Green  v.  Kemp,  13 
Mass.  515;  Reading  z>.  Weston,  7 
Conn.  409;  vShufelt  v.  Shufelt,  9 
Paige  (N.  Y. ),  137;  Dix  v.  Van 
Wyck,  2  Hill  (N.  Y.),  524;  Scher- 
merhorn  v.  American  Ins.  and 
Trust  Co.,  14  Barb.  (N.  Y.)  131 
(167);  Sands  r.  Church,  6  N.  Y. 
347;  Morris  v.  Floyd,  5  Barb.  (N. 
Y. )  137;  Flanders  z'.  Jones,  10  N. 
H.  160;  Lamoille  County  National 
Bank  2>.  Bingham,  50  Vt.  105; 
Stevens  v.  Muir,  8  Ind.  352;  Camp- 
bell (■.  Johnson,  4  Dana  (Ind.),  179; 
Conwell  V.  Pumphrey,  9  Ind.  135. 
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usury,  aiul  that  the  uoininal  auiount  of  such  eucunibrauce 
had  entered  into  and  formed  part  of  the  price,  or  consider- 
ation, then,  beinti^  by  no  possibility  prejudiced  thereby,  he  is 
not  allowed  to  set  up  the  usury  in  reduction  of  the  amount 
appeariui^  to  be  due  on  the  face  of  the  encumbrance.'  But 
the  sheriff,  selling^  land  on  foreclosure  of  the  second  mort- 
qaqe,  does  not,  by  conveyino;-,  subject  to  the  first  morto^age, 
deprive  the  purchaser  of  the  right  to  set  up  the  same  de- 
fence as  the  law  would  otherwise  afford  him.  The  sheriff 
has  no  power  to  waive  usury.^  And,  from  a  recent  case  in 
Pennsylvania  (where,  under  the  Act  of  28  May,  1858,  the 
defence  of  usury  is  a  personal  one  ^),  it  would  seem  that 
the  purchase  must  be  distinctly  subject  to  the  figure  con- 
tained in  the  mortgage,  in  order  to  debar  the  purchaser 
from  disputing  its  accuracy  on  the  ground  of  a  failure  of 
consideration  to  the  extent  of  the  excess  usuriously  taken. 
Mortgages  had  been  given  to  a  building  association  which 
was  unincorporated,  and  consequently  incapable  of  lawfully 
stipulating  for  premiums  to  be  paid  upon  its  loans.  The 
premiums  reserved  were  included  on  the  face  of  the  mort- 
gages. A  sale  of  the  mortgaged  premises,  subject  to  the 
mortgages,  was  subsequently  had  upon  a  junior  judgment. 
Suit  was  brought  upon  the  mortgages,  and  the  purchaser, 
L.,  was  allowed  to  defend  as  terre-tenant.     Allison,  P.  J. 

'  See  Fisher  v.  Kahlnan,  3  Phila.  it  between  themselves;  the  purpose 
(Pa.)  213;  Brooks  v.  Dorsey,  4  of  the  recital  in  the  mortgage  is 
Comst.  (N.  Y. )  225;  Sands  v.  merely  to  give  notice  of  the  sub- 
Church,  6  N.  Y.  347.  It  is,  indeed,  stantial  character  of  the  debt  to  be 
a  general  doctrine  that  the  pur-  secured,  and  not  to  send  subse- 
chaser  is  governed  by  the  face  of  quent  purchasers  and  mortgagees 
the  mortgage  subject  to  which  he  to  seek  the  bond,  perhaps  in  remote 
buys,  whether  it  be  to  his  advant-  parts,  unless  the  recital  itself  leads 
age  or  disadvantage.  So,  where  the  to  something  that  is  wanting  in  it 
mortgage  called  for  pa3Mnent  in  (<?-^-,  if  it  be  given  for  future  ad- 
"  lawful  money,"  whilst  the  bond  vances).  Eagle  Beneficial  Society's 
stipulated  for  "lawful  silver  App.,  75  Pa.  226. 
money"  of  the  United  vStates,  the  M'innell  v.  Boyd,  33  N.  J.  Eq. 
purchaser  subject  to  the  mortgage  190;  S.  C,  on  appeal,  lb.  600. 
was  held  entitled  to  pay  in  lawful  ^  Miners'  Trust  Co.  Bank  v.  Rose- 
money  of  the  United  vStates  of  any  '  berry,  81  Pa.  309;  Appeal  of  Second 
description.  For  whilst  the  bond  National  Bank  of  Titusville,  85  Id. 
is  the  principal  debt  in  law,  and  528. 
governs  the  rights  of  the  parties  to 
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(C.  P.  No.  I,  Philadelphia   County),  whose  opinion,  before 
the  Supreme  Court  upon  a  writ  of  error,  was  affinned  per 
airia?)!^  says  :     "  The  terre-tenant,  ...  is  entitled  to  take 
defence  as  to  the  consideration  of  the  mortgages,  notwith- 
standing the  fact  found  by  the  special  verdict,  that  at  the 
'  sale  notice  was  given   of  the   mortgages  sued  on  in  this 
case.'     The  defence  to  the  mortgages  is  that  as  to  the  ex- 
cess  [above  what  was]    actually  advanced   as  a  loan,  they 
are  without  consideration.     That  if  such  excess  or  premium 
could  not  be  recovered  against  the  land  in  the  hands  of  the 
mortgagors,  why  against  the  land  in   the  possession  of  a 
terre-tenant  ?     When  one  purchases  under  and  subject  to  a 
morto-aofe  debt,  it  is  the  debt  which  at  the  time  is  due.     He 
ought  to  be  allowed  to  show  payments  made  upon  the 
mortgage  by  the   mortgagor,  by  which  the  mortgage  is  to 
that   extent  extinguished,  or  to  show  payment  in  full,  or 
that  the   mortgage   debt  never  existed,  and   that  there  is 
therefore  no  such  lien  to  be  enforced  as  against  the  land. 
For  the  like  reason   he  ought  to  be  allowed  to  show  that 
the  mortgage  is  in  part  or  in  whole  fraudulent.     The  mort- 
gages  in   these  cases  were  unlawful  to  the  amount  of  the 
premiums,  and  to  that  extent  never  were  a  valid  charge 
against  the  land,  having  been  given  for  a  larger  sum  than 
the  actual  loan.     When  the  purchase  is  under  and  subject 
to  a  bona  fide  debt  secured   by  mortgage,  the  purchaser 
buys  for  a  consideration  of  which  the  mortgage  debt  forms 
a  part ;  but  where  the  debt  is  not  bo7ia  fide,  or  where  it 
does  not  exist  at  all,  he  ought  to  be  entitled  to  take  defence 
to  the  claim. 

"  Where  land  is  sold  subject  to  a  mortgage,  it  becomes 
the  primary  fund  to  pay  the  mortgage  debt,  but  it  is  the 
debt  of  so  much  of  it  as  is  actually  due.  Hansell  v.  Luts, 
20  Pa.,  284,  decides  no  more  than  this,  where  it  says  that 
the  purchaser  shall  discharge  the  mortgage.  Nor  is  Good 
V.  Grant,  76  Pa.,  52,  an  authority  against  the  con- 
clusion reached  on  this  point.  The  effort  of  the  terre- 
tenant  is  not  to  recover  back  usury  paid  by  the  mortgag- 
ors. His  defence  rests  upon  a  partial  failure  of  considera- 
tion, and  to  be  allowed  credit  for  the  interest  as  on  the  real 
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instead  oi  the  uoniinal  debt.  Coo/cv's  Appeal^  i  Grant, 
401,  does  wo  more  than  affirm  the  <:i;eneral  principle  of  the 
liability  of  a  pnrcha.ser  at  sheriff's  sale  of  an  estate  encum- 
bered by  a  prior  mortj^aoe  to  pay  it  off.  That  is,  the 
mortgage,  or  .so  mnch  as  is  actually  due  upon  it."  ' 

Usury  Merj;«Ml  in  .ludi; incut  Cannot  be  llocoverccl. 

§  377.  If  the  person  entitled  to  set  np  the  defence  of 
nsury  allows  the  usurious  claim  to  become  merged  in  a 
judgment,  it  is  then  too  late  to  set  it  up.  Thus,  where  the 
purchaser  of  mortgaged  premises"  had,  as  terre-tenant,  an 
opportunit)-  to  defend  in  an  action  upon  the  mortgage,  lie 
was  not  permitted,  after  verdict  and  judgment,  to  deny  that 
the  amount  thereby  ascertained,  although  far  in  excess  of 
the  legal  rate  of  interest,  was  due  upon  it ;  nor  could  his 
mortgagees  do  so,  after  verdict,  and  before  final  judgment, 
on  the  first  (the  building  association's  usurious)  mortgage.^ , 

Plea  of  Usury  must  Conform  to  Statute. 

§  378.  The  plea  of  usury  (apart  from  fraud)  must  con- 
form to  the  statute,  where,  as  a  defence,  it  has  been  made 
the  subject  of  special  legislation.^  But  where  property  is 
sold  on  an  usurious  mortgage,  and  the  proceeds  are  in 
court  for  distribution,  the  defence  of  usury  need  not  be 
raised  by  special  plea.'^  In  Maryland,  indeed,  it  is  said 
that  the  question  of  usury  in  the  terms  of  a  mortgage 
arises  upon  the  statement  of  the  final  account  by  the 
auditor."  It  cannot,  therefore,  be  urged  as  an  objection  to 
the  sale  of  the  property  ;  and  if  the  sworn  statement  of  the 
mortgage  claim,  required  by  law,^  is  erroneous  in  not  show- 
ing the  true  balance  due  upon  the  mortgage,  it  is  open  to 
correction  when  the  account    may  be  stated  by  the  auditor ; 

'  Link   V.  Germantown  Building  ing  and  Loan  Association,  63  Ga. 

Association,  89  Pa.  15.  373. 

'  Thatcher  v.  Gammon,  12  Mass.  ■'  The  Citizens'  Security  and  Land 

268;  Thompson   v.  Berry,  3  Johns.  Co.  v.  Uhler,  48  Md.  455. 

Ch.  (N.  Y. )  395;  Berry  z'.  Thomp-  "  The  Maryland  Permanent  Land 

son,  17  Id.  436.     See  also,  Lansing  and  Building  Society  v.  Smith,  41 

V.  Eddy,  I  Id.  49.  Md.  516. 

3  Schnepf's  .A.pp.,  48  Pa.  37.  ''Art.   4,    \  783,  of  the  Code  of 

■■  Pattison  v.  The  Albany  Build-  Public  Laws,    and    Act   1864,   Ch. 

124. 
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but  such  error  constitutes  no  reason  for  setting  aside  the 
sale/ 

Charjres    Incidental    to    Negotiation    of  Loan   wlien    Not 
Usurious. 

§  379.  An  agreement  on  the  part  of  the  borrower  to 
bear  the  expenses  of  searching  the  records  and  preparing 
(and  recording)  the  papers,  is  no  part  of  the  loan  proper. 
Hence,  the  deduction,  according  to  custom,  of  a  reasonable 
sum,  from  the  amount  coming  to  the  borrower,  to  cover 
such  expenses,  infuses  no  element  of  usury  into  the  trans- 
action.' But  where  the  lender  is  a  corporation,  and  its 
agent  in  making  the  loan  is  its  officer,  and  it  is  shown  that 
a  bonus  was  paid  to  the  latter  for  the  loan,  in  pursuance  of 
a  contract  made  by  him  with  the  borrower,  in  the  name  of, 
and  for  the  corporation  ;  it  must  be  assumed,  in  the  ab- 
sence of  proof  to  the  contrary,  that  the  bonus  was  paid  to 
and  received  by  the  corporation,  in  consequence  of  which 
the  loan  is  rendered  usurious.^  Where,  however,  the  cor- 
poration is  shown  to  have  known  nothing  about  it,  no  such 
result  follows.^ 

Lawful  Incidents  to  Buildinj?  Association  Mortgage. 

§  380.  Such  being  the  principles  governing  in  all  cases 
of  usury  which  may  arise,  it  remains  to  be  seen  how  far 
the  loans  or  advancements  of  building  associations  to  their 
members,  under  the  peculiar  powers  and  immunities  con- 
ferred upon  these  institutions,  are  exempt  from  the  oper- 
ation and  interference  of  the  usury  laws.  In  view  of  what 
has  been  said,  in  the  preceding  chapter,  concerning  the 
essential  nature  and  ingredients  of  these  contracts,  it  is  un- 
necessary, for  the  purposes  of  the  present  examination,  to 
take  any  further  notice  of  the  conflicting  theories  regard- 
the  same.     Bearing  in  mind  (i),  that  the  contract  entered 

'  The  Maryland  Permanent Ivand  Adm'r,     2   P.    and    II.    (Va.)    no; 

and  Building  Society  v.  Smith,  ubi  Smith  v.  Wolf,  55  Iowa,  555. 

supra.  ■■'  Dime     Savings    Institution    v. 

«  Hoboken   Building  Association  Mulford,  31  N.  J.  Eq.  99. 

i\  Martin,    13  N.  J.    Eq.  428.     vSee  ^  Muir  v.  The   Newark   Savings 

also   Ex'rs  of  Howell  v.  Auten,  16  Institution,  16  N.  J.  Eq.  537. 
N.  J.    Eq.  45;   Hopkins  v.  Baker's 
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into  b\-  llie  borrowing  luember  embraces  all  the  uiider- 
takino-s  and  stipnlations,  which  are  part  and  parcel  of  the 
entire  transaction,  whether  they  be  embodied  in  the  writ- 
ten e\idence  of  his  oblij^ation,  or  depend  in  part  npon 
a<;^reenients  resnlting  from  the  relations  of  membership,  or 
again  be  made  np  in  part  by  performances  ancillary  and 
prerequisite  to  the  completion  and  fruition  of  his  bargain, 
under  the  terms  of  the  same,  and  the  rules  of  the  society  ; 
and  (2),  that  this  contract  is  legitimate  and  absolutely 
binding  just  .so  far  as  it  responds,  in  form  and  substance,  to 
the  declared  intention  of  the  Legislature,  and  is  upheld  by 
statute,  according  to  the  construction  put  upon  the  same  by 
the  courts  of  the  State  :  it  is  manifest,  that  what  may  be 
lawful  in  one  State,  under  its  statutes,  may  be  improper  in 
another,  under  different  statutes  ;  that,  indeed,  enactments 
most  similar  in  their  terms,  may  yet,  under  the  interpreta- 
tion authoritatively  put  upon  the  one  or  the  other,  confer 
different  powers,  and  impose  widely  divergent  limitations. 
For  the  details  of  this  branch  of  the  law  of  building  asso- 
ciations, as  for  those  of  every  other,  therefore,  as  adapted 
to  special  localities,  it  is  necessary  to  refer  to  the  particular 
provisions  of  the  statutes  of  the  several  States.  Yet  there 
are  certain  established  rules  governing  their  construction  ; 
certain  principles  founded  in  the  very  nature  and  purpose 
of  these  institutions,  generally  applicable  to  the  matter  at 
hand,  which  not  only  admit  of  being  digested  and  system- 
atized, but  are,  in  truth,  indispensably  necessary  in  order 
to  an  adequate  and  ready  comprehension  of  the  force  and 
bearing  of  any  given  statutory  provision  upon  the  subject. 
§  381.  The  ordinary  formal  incidents  to  a  building  as- 
sociation loan  are,  (i)  stock-payments  or  dues,  (2)  interest, 
(3)  premium,  (4)  fines — these  constituting,  as  a  general 
thing,  the  whole  debt  of  the  advanced  member,  for  the  dis- 
charge of  which  he  gives  the  society  (5)  mortgages  or  other 
security.  The  privilege  of  redeeming  his  obligation  before 
the  expiration  of  the  society,  is  one  which  is  incidents  to 
his  rights  as  a  member  in  it,  and  has  been  already  suf- 
ficiently considered,^ 

'  See  ante,  §§  128-146. 
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Significance  of  Stipulation  for  Stock-Payments  ov  Dues. 

§  382.   Stock-payments,  or  dues,  are  the  fixed  periodical 
contributions  upon   each  share   of   stock  held,  which,  by 
virtue   of  his  original  undertaking  of  membership  in  the 
society,   the  holder  thereof  is  liable  to  pay,  whether  he  re- 
main an  investor  or  become  a  borrower.     Having  been 
subject  to  this  liability  in  the  former  capacity,  he  is  not  re- 
lieved from  it  by  the  fact  of  having  incurred  the  additional 
obligations  of  the  latter  relation.^      On  the  contrary,  re- 
membering that  building  association  loans,  in  the  proper 
sense,  are  never  designed  to  be  collected  before  the  expira- 
tion of  the  society  or  series,  and  cannot,  legitimately,  be  so 
intended,   the   agreement  faithfully   to   continue   the  pay- 
ment of  dues  becomes  the  all-important  consideration  in 
the  transaction.^     For,  under  the  same  cloak  with  it  there 
is  conveyed  the  substance  of  an  implied  undertaking  to  al- 
low the  society  to  make  itself  whole  out  of  the  accumula- 
tion of  these  stock-payments,  together  with  the  proportion- 
ate share   of  the  common  profits  to  be  added  thereto.     If, 
upon  allowing  a  member  an  advancement  of  the  prospect- 
ive value  of  his  shares,  the  society,  in  return,  require  noth- 
ing more  of  him  than  an  assurance,  backed  by  a  mortgage 
upon  hisproperty,thathe  will  continue  to  make  the  payments 
his  membership  requires  of  him,  and  interest  upon  the  loan 
he  has  received,  such  a  consideration  will  be  of  slight  benefit 
to  the  society,  unless  it  shall  also  have  the  right  of  appro- 
priating the  results  of  his  regular  payments  in  the  accumu- 
lated par  value  of  his  shares,  and  the  borrower,  therefore, 
in  fact,   renounces  his   claim  to  receive  such  dividend  be- 
coming payable   upon  his  share  at  the  winding-up  of  the 

>  For    authorities  upon  and  dis-  tion  it  should  have  security  for  the 

cussion  of  all  the  propositions  here  payment  of  stock  dues  up  to  the 

made,    which   have    already    been  date  of  the  maturity  of  the  stock; 

treated  of,  the  reader  is  referred  to  for  it  is  the  payment  of  these  dues 

the  proper  sections.  which   is  relied   on   ultimately    to 

2  "  The  borrowing  member  hav-  raise  the  value  of  the  stock  so  as  to 

ing  been  paid  the  matured  value  of  equal        the        sum       advanced": 

his  stock  in  advance,  and  there  be-  Mitchell,  J.,   in   Pagan  v.  People's 

ing    no  provisions  for   the   repay-  Sav.  and  Loan  Association,  (Minn.) 

ment  of  this  advance,   it  is  quite  57  N.  W.  Rfp.  142. 
evident  that  to  protect  the  associa- 
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scheme  :  ho  lias  anticipated  it  by  way  of  advancement  at 
the  hands  of  the  association,  and  cannot,  in  eqnity,  claim  it 
a  second  time.  For  the  pnrposes  of  the  final  distribution, 
the  advanced  shares  may,  to  their  par  value,  be  regarded  as 
sunk,  merged  in  the  capital  stock.  This  principle  is  often 
formulated  in  the  proposition  that  a  member,  becoming  a 
borrower,  loses  his  interest  in  the  final  distribution  ;  can 
no  longer  participate  in  the  profits  of  the  society's  business  ; 
and  similar  inaccurate  and  misleading  statements.  By 
virtute  of  his  continued  membership,  he  is  entitled  to 
share  in  the  distribution  ; '  but  he  has  given  the  society  a 
lien  upon  the  dividend  accruing  to  his  advanced  shares,  to 
the  amount  of  their  par  value.  The  equivalent  of  that  par 
value  he  has,  in  the  transaction  of  loan,  anticipated,  by 
receiving  the  whole  of  it  reduced  by  the  amount  which  he 
has  agreed  to  pay  for  his  own  accommodation,  and  for  the 
risk  run  by  the  society  in  making  the  advancement,  as 
well  as  for  the  purpose  of  compensating  his  fellow-mem- 
bers for  the  advantage  accorded  to  him  by  his  preference 
over  them.  If  there  be  any  surplus  of  assets,  it  is  said, 
the  borrowing  member  is  entitled  to  come  in  for  his  share 
of  it  on  distribution.^  Again,  as  it  is  within  the  power  of 
the  association  to  compromise  with  its  borrowers,  he  may 
settle  with  it  for  all  his  liabilities,  and  regain  full  control 
over  his  stock,  and  participate  in  the  distribution,  equally 
as  any  other  member  not  indebted  to  it.  One  method  of 
doing  this  is  by  inducing  the  association  to  assign,  for  such 
a  consideration  as  it  consents  to  accept  in  discharge  of  the 
debt,  his  mortgage  to  some  other  person,  who  will  then 
hold  it  as  a  subsisting  security  for  the  amount  of  the  money 
covered  by  it,  whilst  the  mortgagor  will  draw  his  stock- 
dividend  from  the  society.^ 

Such  is,  in  reality,  the  purpose  of  binding  the  borrower 
in  his  security  to  the  association,  to  the  payment  of  stock 
contributions, — the   certainty  of  creating  a  fund  standing 

'  See  ante,  §§121-123.  '   Such     arrangements     are     of 

*  Hagerman   v.  The   Ohio  Build-  frequent     occurrence    in   Pennsyl- 

ing    and   Savings  Association,    25  vania. 

Ohio  St.  186. 
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to  the  credit  of  the  borrower,  in  the  hands  of  the  society, 
wherefrora  the  latter  may  reimburse  itself  for  the  advance- 
ment made.  This  design  undoubtedly  appears  with  more 
distinctness,  where  the  return  of  a  specific  sum,  in  final 
liquidation  of  the  debt,  is  stipulated  ;  for,  in  such  case,  the 
fact  of  the  payment  of  dues,  being  required  by  the  terms 
of  the  obligation  itself  or  by  an  agreement  concurrent 
with  and  supplementary  to  the  same,  both  indicates  the 
contemplated  method  of  payment  of  that  sum,  and  is 
assigned  upon  the  face  of  the  transaction,  by  its  apparent 
relation  to  the  discharge  of  the  principal,  its  proper  place 
and  function  in  the  same. 

§  383.  The  covenant,  however,  answers  the  further 
purpose  of  assuring  the  society  of  the  borrower's  perform- 
ance of  that  duty  incident  to  membership,  which  consists 
in  contributing  to  the  common  losses  and  expenses.  These, 
of  course,  must  be  defrayed  out  of  the  payments  made  by 
members  before  any  portion  of  them  can  become  the  source 
of  profit  to  the  society.  If  they  be  great,  the  period  over 
which  stock-payments  are  extended  will  be  prolonged  ;  be- 
cause a  greater  share  of  them  will  be  required  to  cover 
these  outlays,  and  a  proportionably  lesser  one  can  be  de- 
voted to  investment  and  gain.  By  giving  security,  then, 
for  the  continuance  of  these  payments  to  the  end  of  the 
society's  running,  z>.,  to  the  period  when,  after  allowing 
for  all  deductions  by  reason  of  losses,  etc.,  the  shares  shall 
have  reached  their  ultimate  value,  the  borrower  effectually 
undertakes  to  bear  his  whole  share  of  them.  Now,  whilst 
one  palpable  purpose  of  requiring  and  giving  the  assurance 
of  continued  stock-payments  is  the  raising  of  a  credit 
standing  in  favor  of  the  borrower,  in  the  hands  of  the  so- 
ciety, with  the  ulterior  view  of  then  making  that  credit 
the  source  of  the  society's  reimbursement  ;  the  undertak- 
ing is,  nevertheless,  one  which  is  independent  and  distinct 
from  that  of  actually  permitting  the  society  to  recoup  itself 
out  of  this  fund.  IL  is  simply  the  re-assertion  of  a  pre- 
existing duty  ;  and  the  securing  of  it  by  mortgage,  a  con- 
dition of  the  loan,  as  upon  the  fulfilment  of  that  duty  de- 
pends the  possibility,  or  at  least  the  certainty,  of  the  so- 
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cictx's  being  ultimately  made  whole.  Hence,  neither  the 
obligation  of  that  duty  nor  the  availability  of  a  security 
given  for  its  performance,  is  interrupted  by  the  premature 
repavmeut  of  the  loan  ;  but  the  security  given,  even  after 
repayment,  remains  such  for  the  purpose  for  which  it  was 
nuuiifestly  intended,  viz.  ;  the  performance  of  membership 
duties  regarding  the  payment  of  dues,'  and  may  be  used  by 
the  society  to  enforce  the  sanie.^ 

"Duos"   Practically  Includinj?  Interest   or  Kcrteinption- 
]>l()ney. 

§  384.  In  the  nomenclature  adopted  by  some  statutes 
and  building  associations  there  is  included,  under  the  term 
"  dues,"  what  would  be  more  properly  called  redemption- 
money,  or  simply  interest.  The  dues,  per  share,  of  the 
investing  member  being  a  certain  fixed  amount  per  week 
or  month,  these  dues  (it  is  said)  become  increased  by  an- 
other fixed  amount  per  week  or  month,  after  he  has  re- 
ceived his  advancement,  and,  usually,  this  additional  pay- 
ment is  the  amount,  for  a  week  or  month,  of  the  interest, 
at  the  legal  rate,  either  upon  the  nominal  par  value  of  the 
share  advanced,  or  upon  the  amount  actually  received  by 
the  borrower.  The  two  amounts,  however,  make  a  single 
payment,  and  in  England  have  been  treated  strictly  as 
such  ;  so  that,  in  ascertaining  the  present  value  of  a  mort- 
gage given  to  a  building  association  for  the  securing  to  it 
of  dues,  etc.,  during  its  running,  by  finding  the  probable 
period  of  the  same,  and  computing  the  aggregate  of  the 
"  dues "  likely  to  become  payable  therein,  the  increased 
dues  stipulated  for  in  the  mortgage,  without  rebate,  have 
been  taken  as  the  basis  of  the  computation.^  On  the  other 
hand,  a  subdivision  of  such  "  dues  "  (made  a  unity  by  the 
by-laws),  for  the  purpose  of  imposing  distinct  fines  for  the 
nonpayment  of  each,  has  been   condemned   as  improper.' 

'  And  the  payment  of  fines  seems  -  See  ante,  i^^,  67-69,  79-80. 

to   belong    to    these    duties,    even  ■''See  ante,  'i'i  158-164.     But  that 

where  there  is  no  express  stipula-  the  same  rule  is  not  followed  in  this 

tion   or   mention   of   them   in  the  country,  see  post,  ^  375. 

bond    and   mortgage.     See   Clark-  "•  Shannon    v.    The  Howard  Mu- 

ville  Building  and  Loan  Association  tual  Building  Association  of   Balti- 

V.  Stephens,  26  N.  J.  Eq.  35  r.  more,  36  Md.  383. 


§  385-]        INCIDENTS  TO   LOANS   OR   ADVANCEMENTS.  345 

This  arrangement,  however,  is  so  transparent,  that,  where 
any  injustice  was  likely  to  result  from  it,  the  courts  in  this 
country,  and  the  British  Court  of  Chancer}-  have  not  hesi- 
tated to  analyze  it  according  to  the  elements  it  actually 
contains.'  It  is  clear  that  where  the  word  "  dues  "  is  used 
in  that  sense,  a  mortgage  given  to  secure  the  payment  of 
"  dues,"  etc.,  can,  after  discharge  of  the  money-debt  owing 
to  the  society,  be  used  for  the  enforcement  of  such  "  dues  " 
only  as  are  incident  to  membership  proper,  without  refer- 
ence to  the  additional  obligations  resulting  from  an  ad- 
vancement." These  belong  more  properly  to  the  subject 
of  interest,  and  dues  representing  interest  cease  with  the 
debt.' 

Right  and  Extent  of  Interest  Reservation. 

§  385.  The  taking  of  interest  is  so  much  the  ordinary 
incident  to  a  loan,  that  the  authority  to  loan  implies  it.  It 
is  not,  therefore,  ultra  vires  of  the  building  association  to 
make  a  loan  upon  interest.'  This  must  be  at  the  legal 
rate,  and  will  not,  without  valid  statutory  authority,  be 
permitted  to  be  charged  upon  more  than  the  amount 
actually  advanced  to  the  borrower.^     If  interest  is  reserved 

'  See  :Mills  v.  The  Salisbury  terest.  A  shareholder  had  fcoo  as- 
Building  and  Loan  Association,  signed  to  him  and  gave  his  note  for 
75  N.  C.  292 ;  Hanner  v.  The  payment,  secured  by  a  deed  of 
Greensboro  Building  and  Loan  As-  trust  authorizing  a  sale  of  the  prop- 
sociation,  78  N.  C.  188;  E;x  parte  erty  on  default  in  the  monthly  or 
Osborne,  In  re  Goldsmith,  10  Ch.  weekly  payments.  It  was  held  that 
App.  41  (this  was,  however,  the  default  in  the  payment  of  the  dues 
case  of  a  permanent  society);  and  was  the  default  in  the  weekly  pay- 
see  Clarkville  Building  and  Loan  ments  referred  to  in  the  trust-deed, 
Association  v.  Stephens,  26  N.  J.  and  authorized  a  sale  of  the  prop- 
Eq.  351;  Delano  v.  Wild,  6  Allen  erty:  Wilson  v.  Schoenlaub,  (Mo.) 
(Mass.),  I.     And  see  post,  \  387.  12  S.  W.  Rep.  361. 

«  The  stock  of  a  building  associ-  '  See  post,  \  386.     The  obligation 

ation  was  divided  into  four  series  of  to  pay  dues  and  interest  is  not  sus- 

500  shares  each,  to  be  paid  for  in  pended  by  the  bringing  of  suit  upon 

weekly     payments     of    %\     each.  the  mortgage.     See  post,  §  388,  and 

When  the  funds  amounted  to  I500,  cases  there  cited, 

that    sum   was   assigned    to    some  ■•  City    Building   and  Loan  Co.  v. 

.share,  which  was  then  termed  a  "re-  Fatty,  i   Abb.    App.    Dec.   (N.   Y.) 

deemed  .share,"  and  the  holder  of  347. 

which    was    thereafter   to  pay,  be-  *  See  post,  \l  394,  403. 
sides  the  %\  per  week,  monthly  in- 
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in  excess  of  the  legal  rate,  the  contract  is  necessarily 
usurious.'  And  so  where  there  is  a  combination  of  in- 
terest and  expenses  at  a  higher  than  the  legal  rate."  It 
follows  from  the  doctrine  that  payments  upon  stock  are 
not  payments  upon  the  loan  ;  that  is,  that  the  payments  of 
dues  are  not  intended  to  be  applied,  at  once  they  are  made, 
as  partial  payments,  to  the />ro  /^r///^;  extinguishment  of  the 
debt,  but  are  paid  as  the  capital  of  the  company,  and  paid 
alike  by  those  who  do,  and  those  who  do  not  take  loans ;  ^ 
that  the  figure  upon  which  the  interest  is  to  be  paid,  and 
hence  the  amount  of  the  interest  itself,  do  not  vary,  from 
the  time  the  loan  is  taken  to  the  time  when  it  is  finally 
discharged  ;  ^  and  that,  consequently,  the  reservation  of  an 
unvarying  amount  of  interest  for  the  whole  period  of  the 
loan,  whilst,  at  the  same  time,  the  borrower's  stock-pay- 
ments are  going  on,  is  not  usurious.^  And  these  payments 
on  account  of  interest  may  ordinarily  be  stipulated  to  be 
made  monthly  and  even  weekly,  under  the  rules  of  the  so- 
ciety, and  the  statutes  governing-  them."  The  substantial 
identity  of  interest  reserved  as  such,  and  when  called 
redemption-money  or  dues,  has  already  been  pointed 
out/ 


•  Border  State  Perpet.  Building 
Association  v.  McCarth}\  57  Md. 
555;  Geiger  v.  Eighth  Germ.  Build- 
ing Association,  58  Md.  569;  Parker 
V.  U.  S.  Building,  etc.,  Association, 
19  W.  Va.  744;  Bates  v.  People's, 
etc.,  Association,  42  Ohio  St.  665. 
See  also  Fagan  v.  People's  S.  and  L,. 
Association,  (Minn,  j  57  N.  W.  Rep. 
142. 

*  Waver!)',  etc..  Association  v. 
Buck,  64  Md.  338. 

3  See  post,  ^?  480,  et  seqq. 

^  The  Ohio  R.  S.,  ^  3835,  as 
amended  by  the  Act  of  15  Apr. 
1880,  provide  that,  at  the  end  of 
each  year,  the  building  association 
"  shall  make  a  rebate  of  interest  on 
the  amount  of  dues  paid  on  loans 
advanced."     In  Seibel   v.  Victoria 


Building  Association,  43  Ohio  St. 
371,  it  was  held  that  the  intent  of 
this  enactment  was  to  lessen  the 
amount  to  be  paid  as  interest  on 
such  loans,  not  to  permit  a  rule 
providing  for  annual  settlements 
with  each  borrower,  when  he 
should  receive  a  rebate  of  interest  on 
the  amount  of  dues  paid  and  earn- 
ings credited  for  the  expiring  year. 

^  Citizens'  Mutual  Loan  and  Ac- 
cumulating Fund  Association  v. 
Webster  et  al.,  25  Barb.  (N.  Y.) 
263;  City  Building  and  Loan  Co.  v. 
Fatty,  I  Abb.  App.  Dec.  (N.  Y.) 
347;  Red  Bank  Association  i>.  Pat- 
terson, 27  N.  J.  Pvq. 

« See  Red  Bank  Association  v. 
Patterson,  udi  supra. 

'  See  ante,  U  336,384. 
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Interest,  in  Any  Form,  Ceases  Upon  Reimbursement  of 
Society. 

§  386.  The  interest  reserved  by  a  building  association 
upon  an  advance  to  its  members  ceases  when  it  is  reim- 
bursed for  that  advance.^  It  has  been  seen  that  the  repay- 
ment of  a  loan  is  one  of  the  rights  belonging  to  member- 
ship in  these  societies,-  and  that  the  early  English  de- 
cisions, in  ascertaining  the  amount,  upon  the  payment  of 
which,  presently,  the  borrower  will  be  discharged  of  his 
future  liabilities  arising  from  the  advancement  made  to 
him,  adopted  the  rule  of  calculating  the  probable  (or  pos- 
sible) duration  of  the  society's  existence,  and  treating  all 
the  payments  likely  to  become  due  during  the  period  thus 
fixed,  as  immediately  payable  ;  ^  and  that  the  rule  has  been, 
in  a  measure,  followed  in  the  United  States.^  Remember- 
ing that,  in  the  cases  decided  in  England,  there  was  no  in- 
terest reserved  as  such,  but,  in  lieu  thereof,  a  certain 
monthly  payment,  termed  "  redemption-money,"  and  that 
this  redemption-money,  in  accordance  with  the  doctrine, 
that  the  advancement  was  in  no  sense  of  the  word  a  loan, 
was  not  regarded  as  interest  for  the  forbearance  of  money,* 
— those  cases  allowed  no  rebate,  except  by  way  of  bonus 
under  the  rules  of  the  society,"  for  the  premature  redemp- 
tion of  the  debt.  In  other  words,  although  the  stipulated 
payments,  by  way  of  monthly  dues,  included  both  stock- 
payments  and  redemption-money  exactly  equivalent  to  in- 
terest upon  the  nominal  value  of  the  shares  advanced,  the 
logic  of  the  theory  applied  to  these  transactions  required 
the  courts  to  overlook  that  fact,  and  compel  the  debtor  to 
pay,  in  redemption  of  his  mortgage  before  the  expiration  of 
the  society,  the  full  amount  of  all  the  dues  he  had  contracted 

'  It   may   also  cease,   under  the  temporary    suspension     of    it:   see 

terms  of  the  obligation  when  the  ibid, 

period  for  wliich  payments  upon  it  ^  See  ante,  ??  128-129. 

are     stipulated    for     has    expired:  ^  See  ante,  'i'i  130,  et  seqq. 

Lime   City   B.,    S.  and  L.   Associa-  ■"  See  ante,  ^§  130,  et  seqq. 

tion  7'.   Wagner,  122  Ind.  78;  23  N.  <*  See  Seagrave  v.  Pope,  ante,  2 

E.  Rep.  689.     As  will  be  seen  here-  341. 

after,  interest   also   ceases   upon   a  «  See  Fleming  v.   Self,  3  I)e  G., 

total,  though  premature,  cessation  Mac.  and   G.  997;  3  Kq.   R.   14;   ' 

of  the  corporate   business:   see    iii;  Jur.,    N.    S.    25;    24  L.   J.,    Ch.   29; 

522,  et  seqq.,  but  not  during  a  mere  ante,  J  341. 
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to  pay  during  its  entire  existence.  An  exaction  so  harsh 
and  oppressive '  has  not  l)ccn  adopted  by  American  courts, 
even  where  they  assumed  to  be  guided  by  the  English  de- 
cisions in  regarding  the  nature  of  the  transaction  as  wholly 
foreign  to  that  of  a  loan  of  money."  Hence,  in  Maryland, 
the  rule  is  stated  thus :  Ascertain  by  proof  the  probable 
duration  of  the  society,  then  estimate  the  aggregate  amount 
of  the  weekly  and  monthly  installments  payable  during 
that  time,  from  that  sum  rebate  a  just  amount  of  interest^ 
and  add  thereto  the  arrearages  due,  after  allowing  for  pay- 
ments made  to  the  society,  and  the  sum  thus  ascertained  is 
the  amount  which  the  mortgagee  is  entitled  to  receive 
/;/  presenti  in  satisfaction  of  the  mortgage.^  The  same 
principal  seems  to  be  expressed  in  Ohio,  in  the  rule  thus 
laid  down  :  Ascertain  by  proof  the  probable  duration  of 
the  corporation,  and  calculate  the  dues  and  interest  yet  to 
come ;  then  find  the  principal,  which,  with  interest  for  the 
supposed  time,  will  amount  to  the  dues  and  interest  already 
calculated  ;  this  will  be  the  present  value  of  the  antici- 
pated payments  ;  to  this  principal  add  the  arrearages  due, 
and  the  fines  for  the  time  between  the  date  of  default  and 
the  entry  of  the  decree  of  sale,  and  the  sum  will  be  the 
present  value  of  the  mortgage.* 

§  387.  In   England,   indeed,  in  a  recent  case,'^  the  same 
rule  has  been  applied,  although  under  distinction  drawn  as 

'  Yet  it  is  strictly  consequential  court  itself  to  have  been  sui generis, 

upon  the  assumption  that  the  trans-  and  the  decree  of  the  court,  assum- 

action  between  the  society  and  the  ing  the  principal  debt  to  have  been 

borrower  has  nothing  in  it  of  the  |;6oo,  payable  without  interest,  by 

nature  of  a  loan  ;  and  the  fact  that  monthly  installments  of  I3,  cannot, 

American    courts  of  unquestioned  w-ithout  straining  pointson  all  sides, 

authority  have  been  obliged  to  re-  be  brought  under  any  recognized 

pudiate  this  logical  result  of  a  doc-  principle. 

trine  they  endeavor,  in  other  mat-  ^  Robertson     v.    The    American 

ters,  to  adopt,  shows  how  imprac-  Homestead  Association,  ioMd.397. 

ticable  and  one-sided  the  theory  it-  ■•  Cincinnati     German     Building 

self  is.  Association  No.  3  v.  Flach,  i  Rep. 

«  The      case     of    the    Somerset  (Cine.      Super,      Ct  )    468,    which 

County   Building,    Loan  and   Sav-  seems   approved    in   Hagerman  v. 

ings  Association   v.    Canman    and  The    Ohio    Building    and   Savings 

Vandervere,  II   N.J.   Eq.   282,  can  Association,  25  Ohio  St.  186. 

scarcely  be  cited  as  an  exception.  •''  Kx  parte  Osborne,   in  re  Gold- 

The  transaction  there  is  said  by  the  smith,  L.  R.,  10  Ch.  App.  41. 
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to  previous  cases.  The  rules  of  a  permanent  building  so- 
ciety provided  that  "  any  member  receiving  an  advance 
shall  repay  the  same  with  interest  at  the  rate  which 
shall  be  determined  by  the  board,  by  monthly  or  other  in- 
stallments." Goldsmith,  being  a  member,  obtained  an  ad- 
vance of  ;^6oo,  his  whole  monthly  payment,  or  install- 
ment, being  £c)  13^-.,  calculated  to  discharge  the  debt  in 
seven  years.  He  paid  only  two  installments,  and  default- 
ing thereafter,  his  property  was  sold.  Out  of  the  proceeds 
of  the  sale,  the  society  claimed  to  retain,  upon  the  princi- 
ple of  previous  cases,  the  whole  amount  of  the  monthly 
installments  to  the  end  of  the  seven  years,  together  with 
the  fines  due  for  payments  in  arrear  down  to  the  time  of 
sale.  Cairns,  L.  C,  in  passing  upon  this  claim,  says  :  "  The 
manner  in  which  the  mortgage  deed  is  expressed  and  in 
which  the  rules  are  worded,  creates  an  unnecessary  amount 
of  obscurity ;  but,  after  careful  attention  to  the  language 
of  these  documents,  I  have  no  doubt  as  to  the  real  nature 
of  the  transaction.  Denuded  of  technicalities,  it  is  an  ad- 
vance in  respect  of  the  shares  to  which  Goldsmith  was  en- 
titled ;  and,  .  .  .  [he]  was  treated  as  if  he  had  received  an 
advance  of  ;^6oo  at  ;^5  per  cent;  but  the  way  in  which 
this  was  done  was,  that  it  was  agreed  that  the  repayment 
should  be  spread  over  seven  years,  by  monthly  install- 
ments, each  installment  to  be  made  up  by  a  portion  of  in- 
terest and  a  portion  of  principal.  If  that  be  so,  one  would, 
in  the  absence  of  any  stipulation  to  the  contrary,  suppose 
that,  if  default  was  made  in  payment  of  any  of  the  install- 
ments, and  the  property  were  sold,  all  that  was  due  for 
monthly  installments  and  for  fines  was  to  be  paid  out  of 
the  proceeds  of  the  sale,  but  that  with  regard  to  the  future, 
so  much  of  the  principal  sum  as  remained  unpaid  having 
been  paid  off,  there  would  be  nothing  in  respect  of  which 
interest  could  accrue.  Interest  implies  forbearance,  and, 
therefore,  when  the  whole  is  paid  there  can  be  no  interest. 
That  .seems  the  natural  result  of  the  transaction,  and  the 
tnist  of  the  sale  moneys  in  the  mortgage  deed  is  consist- 
ent with  that  view.  It  is  there  provided,  that  the  trustee, 
after  payment  of  the  expenses  of  the  sale,  shall  '  retain  all 
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such  subscriptions,  fines,  and  other  sums  of  money  and  pay- 
ments wliich  shall  he  then  due,  or  which  would  after- 
wards become  due,  in  respect  of  the  said  shares  during  the 
then  remainder  of  the  said  period  of  seven  years,  it  being 
agreed  by  the  parties  hereto  that  in  case  any  such  sale 
shall  take  place  all  the  moneys  which  would  at  any  time 
afterwards  become  due  from  the  said  G.  Goldsmith,  his  ex- 
ecutors, administrators,  or  assigns,  in  respect  of  the  said 
shares,  according  to  the  rules  of  the  said  as.sociation,  shall 
be  considered  as  being  immediately  due  and  payable.' 
With  regard  to  the  future,  you  cannot  include  under 
'  moneys  which  would  at  any  time  afterwards  become  due,' 
any  fines  ;  no  more  can  you  include  payments  in  respect  of 
interest,  for  interest  can  only  arise  in  respect  of  a  principal 
sum  remaining  outstanding  and  forborne.  Thererore,  my 
conclusion  is,  that  everything  due,  in  respect  of  monthly 
installments  and  fines,  at  the  time  of  the  sale  must  be  re- 
tained ;  and  then  it  must  be  ascertained  how  much  of  the 
monthly  payments  represented  principal  and  how  much  in- 
terest, and  it  will  then  appear  how  much  of  the  principal 
remained  unpaid.  That  must  also  be  retained,  and  that 
will  conclude  the  transaction,"  Mellish,  L.  J.,  concurring, 
says,  however :  "  According  to  the  rules  of  this  society 
this  was  not  strictly  an  advance  in  anticipation  of  the  sum 
eventually  payable  to  the  member  in  respect  of  his  shares, 
as  it  was  in  other  cases  which  had  been  before  the  courts  ; 
but  the  ninth  rule  says  that  any  member  receiving  an  ad- 
vance shall  repay  the  same  with  interest  at  the  rate  which 
shall  be  determined  by  the  board,  that  is,  at  ^5  per  cent. 
He  was,  therefore,  not  only  to  receive  an  amount  equal  to 
his  subscriptions,  but  he  was  to  repay  any  amount  which 
might  be  advanced,  which  might  be  more  or  might  be  less, 
than  the  mount  of  his  shares."  ^      Yet  the  payments  which 

'  See  also  Matterson  z^.  Elderfield,  held  immaterial.     "  I  think,"  says 

Law  Rep.,  4  Ch.  App.  207,  where  Ilatherley,    h.    C,   "the  true    ex- 

the     transaction,     also    in  a    per-  planation  of  the  transaction  is,  that 

manent  society,  was  somewhat  like  the  borrower  has  the  advantage  of 

the   above,  except   that  there  was  making  the  repayment  by  fixed  in- 

no     mention    of     "interest,"    but  stallments,  instead  of  at  one  time, 

merely  dues.     This,  however,  was  In  calculating    what  is  due,    they 
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a  borrowing  member  in  a  permanent  society  ^  is  bound  to 
make  are  calculated  to  render  his  shares,  at  the  end  of  a 
certain  time,  just  equal  in  value  to  the  amount  of  his  loan 
with  premium  and  interest ;  the  only  difference,  in  this  re- 
spect, between  those  and  terminating  societies  being,  that, 
instead  of,  as  in  the  latter,  all  shares  having  to  run  a  given 
period  to  reach  maturity,  when  their  value  may  be  applied 
to  the  extinguishment  of  the  debt,  the  borrower,  in  the 
former,  is  permitted  to  elect  the  period  most  convenient  to 
himself,  whereupon  his  payments  are  so  calculated  and  ad- 
justed, as  to  accomplish  the  result  he  desires  within  that 
period.  There  is,  therefore,  no  reason,  in  the  nature  of  the 
case,  why  the  rule  should  be  different  in  thsse  two  classes 
of  associations.  Where  the  payments  of  principal  and  in- 
terest are  expressly  and  eo  nomine  made  elements  in  the 
transaction  and  stipulations  of  the  loan,  there  can,  of 
course,  be  no  claim,  on  the  part  of  the  building  association, 
to  recover  interest  beyond  the  time  when  the  principal  is 
returned. 


Kuiiiiiii<?  of  Interest  not  Suspended  by  Brinjfinjf,  and  Dur- 
injf  Pendency  of,  Suit,  but  by  Tender. 

§  388.  The  running  of  interest,  and  consequently  of 
the  period  of  grace  allowed  for  the  payment  of  arrears,  is 
not  suspended  by  the  bringing,  or  during  the  pendency  of, 
a  suit  on  the  bond  and  mortgage  of  the  borrower."  But 
the  tender  of  mortgage  money  actually  due  by  a  person 
having  the  right  to  make  a  tender,  or  where,  in  strictness, 
no  technical  tender  can  be  made  (as  when  the  mortgage  se- 
cures merely  stock-payments,  etc.),  the  offer  of  such  terms 


charge  him  in  his  pass-book  with 
principal  and  interest,  and  split  the 
whole  sum  so  charged  into  monthly 
installments.  The  mortgagor  bor- 
rows on  these  terms.  The  direct- 
ors could  not  call  in  the  ^1200; 
they  must  wait  for  the  installments 
becoming  due." 

'  See  ante,  §  23. 

« The  German  I'air  Hill  Build- 
ing Association  v.  Metzger,  3  W. 
N.     (Pa.)    204.     See    also    Union 


Building  Loan  Association  of  New 
Brunswick  v.  The  Masonic  Hall 
Association  of  New  Brunswick 
29  N.  J.  Eq.  3S9;  and  obser\'e 
rule  of  computation  given  in 
Robertson  v.  The  American  Home- 
stead Association,  10  Md.  397;  Cin- 
cinnati Genuan  Building  Associa- 
tion V.  Flach,  I  Rep.  (Cine.  Super. 
Ct. )  468  (see  ante,  \  375);  McCahan 
V.  The  Columbian  Building  Asso- 
ciation, 40  Md.  226. 
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as  will  make  the  suit  unnecessary  ;  or,  after  suit  brou«^ht, 
of  such  terms,  together  with  costs  accrued, — will,  upon  re- 
fusal to  accept,  stop  the  running  of  interest,  and  render  the 
plaintiff,  though  entitled  to  a  decree,  liable  to  costs.'  A 
subsequent  agreement  to  accept,  starts  the  running  of  in- 
terest as  if  no  tender  had  been  made,  until  the  money  is 
paid  or  brought  into  court.' 

Preiniuins  ami  Fines. 

§  389.  The  most  peculiar  incidents  of  the  transaction 
of  loan  between  the  building  association  and  its  members, 
are  those  of  premiums  and  fines.  As  each  of  these  subjects 
will  be,  on  account  of  their  importance  and  the  multi- 
plicity of  the  legal  questions  arising  and  adjudicated  con- 
cerning them,  be  treated  of  in  a  separate  chapter,  no 
further  discussion  of  them  is  here  required.^ 

Security  :  its  Nature  an<l  Kind. 

§  390.  The  authority  to  grant  loans  or  make  advance- 
ments to  its  members,  embracing  any  or  all  of  these  ele- 
ments, being  given  to  the  building  association,  the  right  to 
take  security  for  the  performance  of  the  undertakings 
which  form  the  lawful  consideration,  on  the  part  of  the 
recipients  of  such  loans  or  advancements,  follows  by  neces- 
sar}^  implication.^  The  security  usually  required  in  build- 
ing associations  is  that  of  bond  (or  note)  and  mortgage,  ac- 
companied by  an  assignment  of  the  stock,  upon  the 
strength  of  which  the  advance  is  made,  as  collateral.'^  But 
unless  the  statute  or  charter  be  unequivocal  in  its  require- 

'   Columbia     Building     Associa-  lutein  terms.     "  The  fact  that  the 

tion   of  East   Baltimore  No.    4   v.  assignment  was  absolute  in  terms 

Crumb,  42  Md.  192.  did  not  conclude  the  question,  and 

*  lb.  notwithstanding  the  declaration  of 

*  See  post,  Ch   xiv,  and  Ch  xv.  the  officers  of  the  association,  that 
^  Massey  v.  The  Citizens'  Build-  the  stock   could  not  be  assigned  as 

ing    and    Savings    Association     of  a  security  or  collateral,  it  was  com- 

Paola,  22  Kan.  624.  petent   for   the   parties  to  make  a 

5  An  assignment   of   stock   in   a  transfer  for  such  purpose,   though 

building  association  may  be  shown  made,  and  even  if  required  by  the 

to  have  been  for  the  purpose  of  col-  rules  of  the  association  to  be  made, 

lateral  security  only,  though  made,  in  absolute  form."  Ginz  v.  Stumph, 

and  even  if  reqiiired  by  the  rules  of  73  Ind.  209. 
such  association  to  be  made,  abso- 
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ment,  that  the  security  taken  shall  be  such,  and  none  other, 
the  building  association  has  the  right  to  take  any  security 
which,  in  the  ordinary  transactions  of  business,  are  cus- 
tomar}-/  The  borrower,  at  any  rate,  cannot  evade  his  ob- 
ligation by  showing  a  deviation  from  the  rule  governing 
the  society,'  nor  will  any  equities  arise  therefrom,  as  against 
the  building  association,  in  favor  of  other  encumbrancers.^ 
§  391.  This  entire  question  seems  well  settled  by  a  case 
reported  in  New  Jersey.^  The  Union  Building  Loan  Asso- 
ciation of  New  Brunswick  advanced  $50,000  to  the  Ma- 
sonic Hall  Association  of  the  same  place,  which  held  215 
shares  of  the  building  association's  stock.  A  mortgage  was 
executed  conditioned  for  the  monthly  payment  of  $1  on 
each  share,  and  interest  on  $50,000  at  yi  per  cent,  per 
month,  until  the  $50,000  should  be  paid.  In  case  of  de- 
fault for  three  months,  that  sum  should  be  at  once  due  and 
payable.  The  Masonic  Hall  Association  also  assumed  to 
assign  250  shares  of  stock  as  collateral  security,  whilst,  in 
reality,  it  never  acquired  more  than  215  shares.  In  like 
manner,  the.  Empire  Building  and  Loan  Association,  upon 
an  advance  made  by  it  to  the  Masonic  Hall  Association, 
failed  to  obtain,  as  collateral  security,  the  full  number  of 
shares  of  stock  which  the  assignment  to  them  purported  to 
transfer.  Other  building  associations,  also  loaning  to  the 
Masonic  Hall  Association,  were  put  in  possession  of  shares 
of  stock,  by  way  of  assignment  as  collateral  security,  to 
the  full  extent  of  their  advancements.  On  distribution  of 
the  proceeds  of  the  sale  of  the  mortgaged  premises,  it  was 
contended,  that,  if  there  should  not  be  sufficient  to  pay  all 
the  mortgages  in  full,  the  above-named  building  associa- 
tions ought,  under  the  circumstances,  in  equity,  to  be  post- 
poned, as  to  the  payment  of  so  much  of  the  principal  of 
their  respective  claims,  and   interest  thereon,  as  was  unse- 

'  Union  Building  Loan  Associa-  •'  Union  Building  lyoan  Associa- 
tion of  New  Brunswick  v.  The  Ma-  tion  v.  The  Masonic  Hall  Associa- 
sonic  Hall  Association,  29  N.J.  Eq.  tion,  uhi  supra.  As  to  the  discre- 
389.  And  see  Massey  Z'.  Building  tion  and  liability  of  directors  in  the 
Association,  supra.  taking  of  securities,  see  ante,  ^^96, 

'  Mutual    Life   Insurance    Co.   v.  312. 

Wilcox,  7  N.  Y.  Weekly  Dig.  13.  *  lb. 
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cured  by  collateral  security  of  stock,  until  after  the  de- 
mands of  the  other  associations  were  paid.  "  This  claim 
of  equity,"  says  the  court,  "  is  based  u])ou  the  assumption 
that  the  complainants  and  the  Euipire  Association,  as  be- 
tween them  and  the  other  associations  which  obtained  col- 
lateral security  of  stock  to  the  full  extent  of  these  loans, 
were  bound  to  obtain  such  security  to  a  like  extent.  There 
was  no  ai^reement  between  the  mortgagees  that  any  collat- 
eral security  whatever  should  be  obtained,  but  it  is  insisted 
that  an  implied  agreement  arose  from  the  nature  of  the 
organization,  business,  and  objects  of  the  lenders  of  the 
money.  Such  an  implication,  however,  did  not  arise.  A 
building  loan  association  may  lawfully  lend  its  money  to 
its  members  or  other  persons,  on  adequate  and  proper  se- 
curity, in  the  ordinary  way,  instead  of  the  way  peculiar  to 
sncli  institutions.  That  they  have  failed  to  do  so  is  obvi- 
ously to  their  disadvantage  to  the  extent  of  the  failure,  for 
they  have  so  much  less  security  for  their  debt ;  but,  in  the 
absence  of  any  agreement,  there  was  no  obligation  upon 
them,  in  equity,  as  between  them  and  the  other  building 
loan  associations,  to  obtain  such  security." 

Joint  Security  of  Member  and  Outsider. 

§  392.  x\lthough  a  building  association  is  not  permit- 
ted to  lend  money  to  outsiders  upon  the  terms  and  under 
the  reservations  lawful  in  advancements  to  members,'  there 
is  no  objection  to  its  taking  the  joint  obligation,  or  mort- 
gage, of  a  member  and  an  outsider  for  an  advance  made  to 
the  former."  And  such  obligation  will  then  be  enforceable 
against  both,  according  to  its  terms  and  effect  upon  the 
member  ;  as,  where  a  wife,  having  the  power  of  mortgag- 
ing her  separate  property  for  the  debt  of  her  husband,  gives 
a  mortgage  to  a  building  association  for  a  loan  made  to 
him,  as  a  member  thereof,  the  mortgage  stands  for  his  en- 
tire undertaking.^ 

'  See  ante,  ^^  314-320.  ^Juniata  Building  and  Loan  As- 

^  Massey  v.  The  Citizens'   Build-  sociation    zi.     Mixell,    84   Pa.    313; 

ing    and   Savings    Association    of  Tanner's  App.,  95  Pa.   118;  Johns- 

Paola,   22  Kan.  624;  Relief  Saving  ton  z'.  Elizabeth  B.  and  L.  Associa- 

Fund  Association  v.  Longshore,  8  tion,  104  Pa.  394, — and  see  ante,  §§ 

Luz.  Leg.  Reg.  199.  318-319.     The    peculiarities    of    a 
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Pursuit  of  Securities. 

§  393.     When  the  association  has  taken  more  than  one 

security,  e.g.,  a  mortgage  and  a  bond  with  sureties,  the 
presumption  is  that  it  relied  upon  both,  and  the  society  is 
not,  therefore  restricted  to  the  pursuit  of  one  before  the 
other. ^  Indeed,  in  such  a  case,  where  the  society  sues  the 
sureties  upon  the  bond,  evidence  that  it  was  the  custom  of 
the  association  to  secure  its  loans  by  real  estate  security, 
which  was  treated  as  the  primary  security  and  was  first  re- 
sorted to,  has  been  held  incompetent." 

Keservations  Le^alizert  iu  the  Several  States. 

§  394.  These  are  the  ordinary  features  of  building  asso- 
ciation loans.     The  variations   to  which  their  details  are 
subject    depend    upon    the  state  of   the   law  obtaining  in 
different  localities.     The  right  of  the  association  to  demand 
and  receive   security  for  the  consideration  of  its  advance- 
ment to  a  member,  in  particular  for  the  payment  of  dues, 
has,  it  seems,  never  been   questioned  :  although  the  char- 
acter and  terms   of  the  security   taken   must,  in  order  to 
escape   the   taint  of  usury,  conform  with  the  requirements 
of  the  statute  under  which  the  society  is  incorporated,  and 
with  those  of  its  own  by-laws.^     Nor  is  there  any  question 
as    to  the   propriety  of  reserving  interest  on  the  amount 
actually  advanced,  either  as  such,  or  in  the  shape  of  "  re- 
demption-money," according  to   the  method  prescribed  in 
the  by-laws.     But  the  charging  of  interest  upon  the  pre- 
miums   offered   for  precedence   in    the    taking    of  a    loan 
has   been    distinctly    held    illegal  in   Ohio,'  Iowa,'  Mary- 
building     association      mortgage,      tion  of  Baltimore,  36  Md.  383;  Bir- 
whilst   not  material   at  this  point,       mingham  v.  The  Maryland   Land 
are  such  as  to  require  more  detailed       and  Permanent  Homestead  Associa- 
examination  than  can  be  given  in  a      tion,  45  Id  541;  Hamilton  Building 
chapter  not  exclusively  devoted  to       Association  v.  Reynolds,  5  Duer  (N. 
that  subject.     See,  therefore,  post,       Y.),  671;  Franklin  Building  As.so- 
Ch.  xvi.  ciation   v.  :Mather,  4  A1)b.   Tr.  (N. 

'Juniata  Building  and   Loan  As-       Y. )  273. 
sociation  v.  Het/.el,  103  Pa.  507.  '  Forest    City   United   Land  and 

«Ibid.     And  see  post,  ?  453.  Building  Association  z/.   Gallagher 

3  Massey  v.  The  Citizens'  Build-      et  al.,  25  Ohio  St.  208;  Risk  v.  Del- 
ing   and    Savings    Association    of      phos  Building   and   Savings   Asso- 
Paola,  22  Kan.  624;  Shannon  v.  The       ciation,  31  Id.  517. 
Howard  Mutual    Building  Associa-  »  Ilawkeye  Benefit  and  Loan  As- 
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land,'  West  \''iro^inia,-  and  Mississippi,''  whilst  in  New  Jersey/ 
in  Pennsylvania,  since  1859,'^  and,  it  seems,  in  Minne- 
sota,'' New  York,"  Alabama  **  and  North  Dakota,"  it  is  an- 
thori/.ed  by  statnte  and  held  \alid.  The  premium  itself 
has  been  almost  universally  considered  allowable,'"  the  only 


sociatioii  :■.  Blackburn,  48  Iowa, 
2S5;  Rurliii.s^toii  Mutual  Loan  As- 
sociation ('.  Heider,  55  Id.  424. 

•  Oak  Cottage  Building  Associa- 
tion v.  Eastman  and  Rodgers,  31 
I\Id.  561.  And  see  Baltimore  Per- 
manent Building  and  Land  So- 
ciety z'.  Taylor,  41  Md.  409;  Wil- 
liar  z>.  The  Baltimore  Butchers' 
Loan  and  Annuity  Association,  45 
Id.  546;  Birmingham  v.  The  Mary- 
land Land  and  Permanent  Home- 
stead Association,  45  Id.  541. 

^  Parker  v.  U.  S.  Building,  etc., 
Association,  19  W.  Va.  744. 

'  Sulivan  i>.  Jackson  Building  and 
Loan  Association,  70  Miss.  94,  12 
So.  Rep.  590;  Goodman  v.  Durant 
B.  and  L.  Association,  14  So.  Rep. 
146. 

••  Bowen  v.  Lincoln  Building  and 
Loan  Association,  (Ct.  of  E-  and 
A.)  28  Atl.  Rep.  67. 

5  [Building]  Association  z'.  Neu- 
rath,  2  W.  N.  95;  Building  Asso- 
ciation z'.  George,  3  id.  239. 

^  Fitzgerald  z'.  liennepin  Co., 
etc.,  Associaiton,  57  N.  W.  Rep. 
1066. 

'  Citizen's  Mut  etc..  Association 
V.  Webster,  25  Barb.  263. 

8  Montgomery  B.  and  L.  As.so- 
ciation  v.  Robinson,  69  Ala.  413. 

9  Vermont  L.  and  T.  Co.  v. 
Whithed,  49  N.  W.  Rep.  318. 

'"  lb. ;  Delaware  Building  Asso- 
ciation v.  Keller,  2  W.  N.  (Pa.)  29; 
Jarrett  v.  Cope,  68  Pa.  67;  Johnston 
V.  Elizabeth  B.  and  L.  Ass'n,  104 
Pa.  394;  Relief  Saving  Fund  As- 
sociation V.  Longshore,  8  Luz.  Leg. 
Reg.  (Pa.)  199;  Franklin  Building 
Association  v.  Marsh,  29  N.  J.  L. 
225;  Hoboken  Building  Association 


Z'.  Martin,  13  N,  J.  Ivq.  428;  Som- 
erset County  Building  Loan  and 
Saving  Association  Z'.  Canman  and 
Vandervere,  11  N.  J.  Eq.  282; 
Red  Bank  Association  v.  Patterson, 
27  N.  J.  Eq.  223;  Clarkville  Build- 
ing and  Loan  Association  v.  Steph- 
ens, 26  Id.  351;  Citizens'  Mutual 
Loan  and  Accumulating  Fund  As- 
sociation V.  Webster,  25  Barb.  (N. 
Y. )  263;  City  Building  and  Loan 
Co.  V.  Fatty,  i  Abb.  App.  Dec.  (N. 
Y. )  347;  Concordia  Sav.  and  Aid 
As.sociation  z'.  Read,  93  N.  Y.  474; 
West  Winsted  Savings  Bank  and 
Building  Association  Z'.  Ford,  27 
Conn.  282;  Same  z'.  Rice,  Id.  293; 
The  Peoples'  Savings  Bank  and 
Building  Association  z>.  Collins,  Id. 
145;  Forest  City  United  Land  and 
Building  Association  v.  Gallagher, 
25  Ohio  St.  208;  Hagerman  v.  The 
Ohio  Building  and  Savings  Asso- 
ciation, 25  Id.  186;  The  Licking 
County  Savings,  Loan  and  Building 
Association  v.  Bebout's  Adm'r,  25 
Id.  252;  Bates  v.  People's,  etc.,  As- 
sociation, 42  id.  655;  Robertson  v. 
The  American  Homestead  Associa- 
tion, 10  Md.  397;  Shannon  v.  The 
Howard  Mutual  Building  Associa- 
tion of  Baltimore,  36  Md.  383; 
(Compare  Geiger  v.  Eighth  Germ. 
Building  Association,  58  Md.  569; 
Border  State,  etc.,  Association  v. 
Hayes,  61  Md.  597;  [Same]  v. 
Hilleary,  68  Md.  52)  Bowker  v. 
Mill  River  Loan  Fund  Association, 
7  Allen  (Mass.)  100;  Merill  v. 
Mclntire,.  13  Gray  (Mass.), 
157;  Barker  v.  Bigelow,  15  Id. 
130;  Delano  v.  Wild,  6  Allen 
(Mass.),  i;  Shannon,  et  al.,  Trus- 
tees Manchester  Loan  and  Fund 
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exceptions  being  in  Kentucky/  Nebraska,"  North  Carolina,^ 


Association  v.  Dunn,  43  N.  H.  194 
(the  last  four  cases  being  of  unin- 
corporated associations ) ;  Hawkeye 
Benefit  and  Loan  Association  v. 
Blackburn,  48  Iowa,  3S5;  Burling- 
ton Mutual  Loan  Association  v. 
Heider,  55  Id.  424;  Massey  v.  The 
Citizens'  Building  and  Saving  As- 
sociation of  Paola,  22  Kan.  624; 
Salina  Building,  Savings  and  Trust 
Association  z'.  Nelson,  lb.  751; 
Mulloy  V.  The  Fifth  Ward  Build- 
ing Association,  2  McArthur  ( Supr. 
Ct.  D.  C. ),  594;  Pabst  V.  Econo- 
mical Building  Association,  i  Id. 
385;  White  V.  Mechanics'  Building 
Association,  22  Grattan  (Va.),  233; 
Winchester  Building  Association  v. 
Gilbert,  23  Id.  787;  Cason  v. 
Seldner,  77  Va.  293;  Pfeister  v. 
Wheeling  Building  Association,  19 
W.  Va.  676;  Parker  v.  U.  S.  B.,  etc., 
Association,  id.  744;  McLaughlin  v. 
The  Citizens'  Building  Loan  and 
Savings  Association,  62  Ind.  264; 
Shaffrey  v.  The  Workingnien's 
Savings,  Loan  and  Building  Asso- 
ciation, 64  Id.  600;  Bibb  County 
Loan  Association  v.  Richards,  21 
Ga.  592;  Parker  v.  The  Fulton  Loan 
and  Building  Association,  46  Id. 
166;  Van  Pelt  v.  Home  B.  and  L. 
Association,  79  Ga.  439,  4  S.  E 
Rep.  501  (the  admission  in  the 
Georgia  cases  is  somewhat  re- 
stricted, partly  declaring  it  to  be  a 
question  for  the  jury,  whether 
there  was  a  bona  fide  transaction 
calculated  to  serve  the  purposes  of 
the  Legislature  in  incorporating  the 
society,  or  a  mere  breach  of  the 
usury  laws);  Patterson  v.  Working- 
men's  B.  and  L  Association,  14  Lea 
(Tenn. )  677  (overruling,  in  this 
respect  Martin  v.  Nashville  Building 
Association,  2  Cold.  418);  Vermont 
Loan  and  Trust  Co.  v.  Whithed, 
(N.  D.)  49  N.  W.  Rep.  318;  Ameri- 
can   Homestead    Co.    v.    Linigan, 


(La.)  15  So.  Rep.  369;  Reeve  v. 
Ladies',  etc.,  Association,  56  Ark. 
335.  19  S.  W.  Rep.  917;  Taylor  v. 
Van  Buren  B.  and  L.  Association, 
(Ark.)  19  S.  W.  Rep.  918;  Tilley  v. 
American  B.  and  L.  Association, 
(U.  S  C.  C,  W.  D.  Ark.)  52  Fed. 
Rep.  6r8;  Montgomer}',  etc..  Asso- 
ciation V.  Robinson.  69  Ala.  413; 
Security,  etc..  Association  v.  Lake, 
id.  456;  Holmes  v.  Smythe,  100 
111.  413;  Freeman  v.  Ottawa  Build- 
ing, etc..  Association,  114  111.  182; 
Winget  V.  Quincy  B.  and  H.  Asso- 
ciation, 128  111.  67,  21  N.  E.  Rep. 
12;  Mutual  B.  and  L.  Association, 
Tascott,  143  111.  305,  32  N.  E.  Rep. 
376;  Fagan  v.  People's  Sav.  and  L. 
Association,  (Minn.)  57  N.  W.  Rep. 
142;  Michigan  B.  and  S.  Associa- 
tion V.  McDevitt,  (Mich.)  43  N.  W. 
Rep.  760;  Sulivan  v.  Jackson  B.  and 
L.  Association,  70  Miss.  94,  12  So. 
Rep.  590.  And  see  English  cases, 
supra.     See  i^  341. 

'  Gordon  v.  Winchester  Build- 
ing and  Accumulating  Fund  As- 
sociation, 12  Bush,  no;  Herbert, 
etc.,  V.  The  Kentou  Building  and 
Savings  Association  of  Covington, 
II  Id.  296;  the  transaction  is  treated 
as  a  mere  loan  at  usury,  which,  un- 
der the  Constitution,  the  Legis- 
lature could  not  authorize.  S.  P. : 
Henderson  B.  and  L.  A.ssociation  v. 
Johnson,  88  Ky.  191;  10  S.  W.  Rep. 
787;  3  L.  R.  ct.  289. 

'  The  Lincoln  Building  and  Sav- 
ing Ass'n,  appellee,  :'.  Graham,  ap- 
ellant,  7  Neb.  173;  Same  v.  Ben- 
jamin and  Benjamin,  appellants, 
lb.  i8r. 

3  Mills  V.  The  Salisbury  Building 
and  Loan  Association,  75  N.  C.  292; 
Latham  v.  The  Washington  Build- 
ing and  Loan  Association,  77  Id. 
145;  Vann  v.  the  Fayette  ville 
Building  and  Loan  .Association,  75 
Id.  494;  Hanner  v.  The  Greensboro 
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South  Carolina/  and  Texas.-  In  these  States,  fines,  also, 
are  not  collectible  from  the  borrower,  and  in  the  District 
of  Colnnibia,^  they  have  been  held  irrecoverable  on  equit- 
able gromids.'  In  other  parts  of  the  country,  they  appear 
to  be  allowed,  within  limits  hereafter  to  be  explained."'  It 
is  also  generally  conceded  to  be  proper  to  include  in  the 
contract  stipulations  for  the  payment  of  ground-rent,  taxes, 
insurance,  and  similar  charges,  which  may  then  be  re- 
covered, toQ-ether  with  the  balance  of  the  debt.''  And  it 
has  been  held  that  a  stipulation  making  the  whole  sum 
named  in  the  mortgage,  together  with  interest,  dues,  fines 
and  penalties  owing  under  the  laws  of  the  society  forthwith 
collectible  on  default  in  contributions,  dues  and  penalties 
provided  by  the  mortgage,  for  a  specified  time,  is  not  a 
provision  for  a  penalty  against  which  equity  will  relieve.^ 


"  Loan "    ('oiisti-ued    to    Mean    **  Amount    Actually    Ad- 
vanced-" 

§  395,   Subject,   then,   to  the  modifications  which  may 
be  imposed  by  the  various  statutes,  the  "  loan  "  of  the  build- 


Building  and  Loan  Association,  78 
Id.  188;  and  see  Overby  z'.  Fayette- 
ville  Building  Association,  81  Id.  56; 
Smith  V.  The  Mechanics'  Building 
and  Loan  Association,  73  Id.  372.  In 
the  latter  case,  the  building  associa- 
tion being  incorporated  by  special 
act  authorizing  premiums,  etc.,  they 
were  not  held  illegal;  but  the  mort- 
gage was  not  such  as  could  be  en- 
forced under  the  charter.     See 

'  Columbia  Building  and  Loan 
Association  v.  Bollinger,  12  Rich. 
Eq.  (S.  C.)  124;  Mechanics' and 
Farmers'  B.  and  L.  Association  v. 
Dorsey,  15  S.  C.  462;  Thompson  z'. 
Gillison,   28  id.  534,  6.   S.  E.  Rep. 

333- 

*  Jackson  v.  Cassidy,  68  Tex.  282, 

4  S.   W.  Rep.   541;  El  Paso  B.  and 

L.  Ass'n  V.  Lane,  81  Tex.  369,  17  S. 

W.    Rep.   77;  Bexar,  etc.,  Ass'n  v. 

Robinson,    78  Tex.    163,  14   S.   W. 

Rep.  227;  Abbott  v.  Internat.  B.  and 

L.  Ass'n,  25  S.  W.  Rep.  622;  Inter- 


national B.  and  L.  Ass'n  v.  Mayers, 
25  S.  W.  Rep.  1 132. 

3  Mulloy  V.  Fifth  Ward  Building 
Association,  2  Mc Arthur  (Supr.  Ct. 
D.  C),  494;  Pabst  V.  Economical 
Building  Association,  i   Id.  385. 

■*  See  post,  '''/.I  412-414. 

*  See  post,  Ch.  xv. 

^  Robertson  v.  The  American 
Homest,  Ass'n,  10  Md.  397;  Hanner 
V.  The  Greensboro  B.  and  L.  Asso- 
ciation, 78  N.  C.  188;  Overby  v.  The 
Fayetteville  B.  and  L.  Association, 
81  Id.  56;  Huntington,  etc.,  Ass'n  v. 
Melsheimer,  14  W.  N.  (Pa.)  344  if 
declared  upon:  Butler  v.  Mut.  Aid, 
etc.,  Co.,  (Ga. )  20  S.  E.  Rep.  loi. 

'  Concordia  Sav.  and  Aid  Ass'n 
V.  Read,  93  N.  Y.  474.  As  to  the 
effect  of  such  a  stipulation  on  the 
question  whether  the  mortgage  is 
properly  a  Vmilding  association 
mortgage,  see  I'agan  z'.People'sSav. 
and  Loan  Ass'n,  (Minn.)  57  N.  W. 
Rep.  142,  and  post,  'H  434-43S. 
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ing  association  to  its  member  includes,  without  becoming 
usurious,  all  these  different  items,  stock-pa)-ments,  interest, 
premiums,  and  fines,  besides  the  customary  charges  for  in- 
surances,  taxes,  etc.     But  a  narrower  significance  is  given 
to  that  word,   whether  used  in  statutes  or  by-laws,  where 
justice  and  the  purposes  of  the  enactment  require  it.  Thus, 
where  the   Act  of  Assembly  ordained,  that,   in  case  of  re- 
covery of  the  loan  by  process  of  law,  when  the  amount  col- 
lected by   or  distributed  to  the  association  exceeds  "  the 
amount   of  the  loan  taken  by  the  borrower,"  with  interest 
and   charges,   the  excess  recovered  beyond  the  amount  re- 
quired  to  pay  the   loan,  with  interest  and  charges,  shall, 
after  the   money  has  been  reloaned  (which  shall  be  at  the 
next  stated   meeting),  be   returned   to  the  borrower  from 
whom  the  money  was  collected,  or  his  or  her  legal  repre- 
sentatives ;  the  reloan  to  be  made,  if  the  stock  was  issued 
in  series,  only  to  the  stockholders  of  the  same  series,  and, 
in  case  the  premium  offered  for  the  reloan  be  greater  than 
that    originally    given    by    the    defaulting    borrower,    the 
amount  of  the   original   premium  only  to  be  paid  over  by 
the  association  ;  it  was  held  that  the  words  "  amount  of 
loan  taken  by  the  borrower  "  must  be  construed  to  mean 
"  the  sum  of  money  actually  paid  to,  or  received  by,  the 
borrower."  '     "  The  clear  intent  of  the  act  is  not  to  require 
any  borrower  to  pay  the  premium  on  a  loan  for  a  greater 
number  of  years  than  he  shall  retain  it.     The  corporation 
shall  not,  on  a  reloan  for  a  premium,  keep  both  the  original 
and  second  premium  for  the  same  period  of  time.     If,  how- 
ever, the  second  premium  be  greater  than  the  first,  the  sec- 
ond proviso  permits  the  corporation  to  retain  the  greater 
and  repay  the  lesser  to  the  first  borrower  from  whom  the 
corporation  has  received  it.     To  give  due  effect  to  the  in- 
tent of  the  statute,  in  case  of  a  recovery  by  process  of  law 
before  the  loan  matures,  we  must  construe  "the  amount  of 
loan  taken  by  tlie   borrower  "  to  mean  the  sum  of  money 
actually   paid  to  or  received  by  him.     As  this  part  of  the 
section  does   not  go  into  effect  until  after  the  corporation 
shall   have   liad  an  opportunity  of  rcloaning  the  sum  thus 

'  Flounders  v.  Hawley,  78  Pa.  45. 
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recovered  at  a  greater  rate  of  interest  than  the  original 
loan,  this  construction  protects  both  the  first  borrower  and 
the  corporation."  " 

§  396.  A  similar  meaning  has  been  given  by  the  courts 
of  IMaryland  and  Ohio,  to  the  words  "  loans  advanced,"  ^ 
"  sum  paid  or  advanced,"  ^  "  amount  borrowed,"  '  in  re- 
stricting the  charging  of  interest,  under  statutes  or  by-laws, 
to  the  amount  of  cash  actually  received  by  the  borrower, 
instead  of  allowing  interest  to  be  taken  upon  the  whole 
debt,  including  the  premium.  But,  where  the  by-laws 
provide,  that,  in  case  a  shareholder  who  had  received  a  loan 
shall  die,  "  his  or  her  heirs  or  legal  representatives  may  re- 
turn the  same  to  the  association,"  and  receive  from  it  the 
value  of  the  stock  of  the  decedent,  as  the  same  was  as- 
sessed at  the  annual  meeting  of  the  association  immediately 
preceding  his  decease,  "or  may  continue  to  pay  interest 
and  monthly  dues,  and  become,  in  all  respects,  a  member 
of  the  association  until  the  same  shall  terminate  ;  "  it  was 


'  Mercur,  J.,  in  Flounders  z'. 
Hawley,  78  Pa.  45  (48).  A  princi- 
ple somewhat  similar  to  that  ex- 
pressed above,  and  in  the  section 
of  the  statute  referred  to,  seems  to 
be  at  the  bottom  of  the  rvUe  em- 
bodied in  the  constitutions  of  build- 
ing associations,  and  adopted  by 
the  courts  in  Georgia,  in  the  case 
of  a  defaulting  borrower;  he  must 
pay  back  the  money  he  got,  with 
such  an  advance  upon  it  as  will  en- 
able the  company,  at  the  lower  or 
higher  rates,  as  the  case  may  be,  at 
which  money  is  selling,  to  get  the 
same  monthly  interest  upon  it  as  he 
ought  to  pay  at  the  rates  he  got  it 
at;  to  be  ascertained  by  deducting 
from  the  par  value  of  the  shares, 
such  a  per  cent,  of  the  same  as  ad- 
vances were  sold  or  allotted  to 
members  at  the  last  regular 
monthly  meeting  next  before  the 
judgment,  and  adding  to  this  the 
dues  ou  such  share  for  each  default 
up  to  such  meeting,  and  any  fines 
that  may  be  due  for  such  default, 


not  grossly  in  excess  of  the  real  loss 
sustained  by  the  company  by  rea- 
son thereof  Ocmulgee  Building 
and  Loan  Association  v.  Thomson, 
52  Ga.  427.  And  in  Richards  v. 
The  Bibb  County  Loan  Associa- 
tion, 24  Ga.  198,  it  is  .said  that  the 
rate  obtaining  on  the  day  of  judg- 
ment being  taken  as  the  guide  in 
making  the  estimate,  if,  on  the  day 
of  sale,  that  estimate  was  no  longer 
correct,  the  part}'  affected  by  the 
change  might  have  the  judgment 
modified  accordingly. 

2  Forest  City  United  Land  and 
Building  Association  v.  Gallagher 
et  al.,  25  Ohio  St.  208. 

3  The  Baltimore  Permanent 
Building  and  Land  Society  v.  Tay. 
lor,  41  Md.  409. 

■'  Oak  Cottage  Building  Associa- 
tion V.  Eastman  and  Rodgers,  31 
Md.  556.  See  also  Hawkeye  Bene- 
fit &  Loan  Association  v.  Black- 
burn, 48  Iowa,  385;  Burlington 
Mutual  Loan  Ass'n  z'.  Heider,  55 
Id.  424. 
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held  that  if  the  heirs  or  legal  representatives  of  the  de- 
ceased shareholder  and  borrower  elect  to  return  the  loan, 
the  amount  to  be  returned  is  the  money  actually  received, 
together  with  the  premium  bid  for  the  preference,  and  not 
only  the  amount  actually  received  by  the  decedent.  Any 
other  construction,  it  was  said,  would  require  a  surrender 
by  the  association  of  the  benefits  of  the  contract  by  which 
the  decedent  had  obligated  himself  to  it, — a  surrender 
which  had  not  been  contemplated  or  reserved  in  the  con- 
tract.' 

Binding:  Force  of  Contract  of  Loan,  etc..  Made  in  Pursu- 
ance of  Charter  and  Statutory  Powers. 

§  397.  This  contract,  whatever  it  may  lawfully  be, 
under  the  particular  statutes  governing  the  building  associ- 
ation, is  absolutely  binding  upon  the  member  entering - 
into  it,  as  well  as  upon  his  guarantor  or  co-obligor,^  and 
upon  all  who  stand  in  his  shoes.^  It  cannot  be  varied, 
without  the  borrower's  consent,  b\'  any  action  or  dereliction 
of  the  building  association  or  its  members;"'*  but  it  may 
become  partially  abrogated  by  the  premature  dissolution  of 
the  society  ; ''  and  it  is  a  right  which  every  borrower  has, 
by  virtue  of  his  membership,  to  cancel  it  by  discharging 
his  obligation  to  the  society  at  any  time  in  advance  of  its 
maturity."  The  contract  of  loan  itself,  in  terms,  contem- 
plates no  discharge  before  that  time  ;  and  the  borrower  can 
rid  himself  of  his  obligation  only  by  giving  to  the  society 
an  exact  present  equivalent  of  what,  by  following  out  the 
terms  of  the  contract,  would,  during  the  running  of  it,  pass 
from  the  member  to  the  society,  subject  to  such  reductions 

'  The   Licking   County,  Savings,  Longshore,  8  Luz   Leg.  Reg.   ( Pa. ) 

Loan    and    Building   Ass'n  v.    Be-  199. 

bout's  Adni'r,  25  Ohio  St.  252.  ■•  A  purchaser  of  property  subject 

*  Hoboken    Building  Association  to  a  building  association  mortgage 

I'.  Martin,  13  N.  J,    Kq.  42S;  Wat-  is  liable  to  make  monthly  payments, 

kins  v.  The  Workingmen's  Build.  etc.,    as   stipulated    therein.      vSee 

ing   and    Loan  Association,  97  Pa.  post,  ?  435.     Nor  can  he  complain 

514'  of  usury  in  the  transaction,  where 

3  Juniata  Building  Association  v.  it  was  in  accordance  with  the  stat- 

Mixell,  84   Pa.   313;  Massey  z'.  The  ute  legalizing  such  contracts. 

Citizens'  Building  and  Saving  As-  *  See  ante,  H  141-142,  282. 

sociation   of    Paola,    22    Kan.    624;  "  See  ])Ost,  ??  522,  et  secjq. 

Relief  Saving  Fund  Association  v,  '  See  ante,  'i'i  128-129. 
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as,  under  the  statutes,  or  by  special  coinproniisc,  may  be 
oranted.'  The  ai")parcnt  oppressiveness  of  the  bargain,  in 
the  absence  of  fraud  or  misrepresentation,  is  not  a  ground 
tor  relieving  the  borrower."  In  a  case  arising  in  New 
York,'^  where  it  was  urged  upon  the  court,  under  all  the 
circumstances  of  the  case,  Birdseye,  J.,  says  :  "  That  the 
defendent  is  required  to  pay  considerable  sums  of  money, 
every  month,  and  that  these  payments  may  be  increased  by 
fines  in  case  of  default,  and  that  such  fines  may  be  made 
heavier  for  a  continued  default,  forms  no  sufficient  reason 
for  declaring  the  contract  void,  in  the  whole,  or  even  pro 
tanto.  It  is  not  shown  or  pretended,  except  in  the  argu- 
ments of  counsel  that  the  defendant  did  not  fully  under- 
stand the  nature  of  the  bargain  made  ;  or  that  he  could  not 
have  calculated  the  precise  amount  he  would  be  bound  to 
pay ;  or  that  he  has  been  in  any  manner  deceived,  de- 
frauded, or  misled,  either  in  joining  the  association,  or  bid- 
ding for  the  shares  and  paying  his  premium.  His  engage- 
ment may  be  an  onerous  one.  But  all  his  associates  en- 
tered into  the  same  engagement  and  assumed  the  same 
burden.  For  aught  that  appears,  they  have  borne  those 
burdens,  and  made  all  their  payments  regularly,  in  the  ex- 
pectation that  the  defendant  and  every  other  member, 
would  do  the  same,  and  thus  the  winding  up  of  the  associ- 
ation, and  the  termination  of  the  tax  upon  them,  would  be 
speeded.  To  release  the  defendant  from  his  contract,  or 
any  part  of  it,  is  only  imposing  on  each  of  them  so  much 
greater  burden,  and  requiring  a  proportionate  extension  of 
payments,  to  an  early  relief  from  which  they  are  justly  en- 
titled. The  defendant  must  continue, to  pay  into  the  com- 
mon fund  the  sum  he  agreed  to  pay  ;  and  if  the  other 
members  of  the  association  comply  with  their  agreement, 
all   of  them  will  be,  at  no  very  distant  day,  relieved  from 

'See  ante,  1^  130,  etseqq;  141-142.  ican  Building   and   Loan   Associa- 

"^  Citizens'  Mutual  Loan   and  Ac-  tion,   (U,   S.  C.  C,  W,  D.  Ark.)  52 

cumulating    Fund    Association    v.  Fed.  Rep.  618;  40   Am.  and   Engl. 

Webster,    25   Barb.     (N.    Y. )    263;  Corp.  Cas  375. 

Watkins  7'.  Workingmen's  Building  ^  Citizens'  Mutual   Loan  and  Ac- 

and   Ivoan  Association,  97  Pa.  514.  cumulating  Fund  Association,   ubi 

Compare,  however,  Tilley  v.  Amer-  supra. 
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the  necessity  of  making  further  contributions."  "  They 
may  not  then  have  realized  the  benefits  they  worked  for. 
They  will,  perhaps,  have  learned  that  the  proprietor  is  the 
best  guardian  of  property  ;  that  the  making  of  extrava- 
gant gains  involves  great  risks  or  great  burdens  ;  and  that 
the  steady  accumulations  of  honest  industry  are  the  surest 
way  to  wealth.  But  they  will  have  met  with  no  losses 
which  a  reasonable  prudence  would  not  have  enabled  them 
to  foresee  and  measure." 

Practical  Results  of  Buildinjj;-  Association  Loans. 

§  398.  As  to  the  practical  working  of  building  associa- 
tions, as  shown  in  these  transactions  of  loan  and  advance- 
ment, it  does  not  cover  the  whole  ground,  to  say,  with 
Strong,  J.,^  that  they  are  "but  agencies  for  obtaining 
usurious  interest  from  the  necessitous  and  unwarv  ;  "  or,  with 
Whelpley,  C.  J.,^  "that  they  are  but  organized  societies  of 
legalized  usurers,  and  that,  by  their  operation,  the  invest- 
ments of  needy  members  are  absorbed  b\-  the  usury  paid  to 
those  more  able.  The  only  advantage  secured  is  enabling 
borrowers  to  repay  a  loan  by  monthly  pas^ments  somewhat 
within  their  means.  In  all  ordinary  cases,  it  is  a  most  ex- 
pensive way  of  obtaining  a  loan,  and  when  it  is  obtained, 
the  borrower  is  utterly  unable  to  tell  what  rate  of  interest 
he  is  to  pay,  or  how  soon  his  debt  will  be  extinguished." 
It  may,  with  equal  reason,  be  said  that  "  these  associations 
are  founded  on  mathematical  calculations,  and  a  close 
scrutiny  of  their  charters  will  show  that  their  rules  are 
based  upon  the  highest  principles  of  equity  and  fairness. 
Their  fundamental  idea  is,  that  one  who  has  the  privilege 
of  paying  money  advanced  to  him,  in  small  sums,  monthly, 
can,  in  consequence  of  the  slight  strain  the  payment  makes 
on  his  resources  each  month,  pay  a  large  per  cent,  for  the 
use  of  that  money,  and  the  whole  scheme,  adopting  this  as 
its  fundamental  idea,  is  based  upon  fairness  and  equity  to 
all   parties."^     None  of  these  statements  do  exact  justice. 

'  North  American  Building  Ass'n  =>  Ocnuilgee   Building   and    Loan 

V.  Sutton,  35  Pa  463  (468).  Association    v.    Thomson,    52    Ga. 

'  I'ranklin    Building   Association  427. 
V.  Marsh,  29  N.  J.  L.  225. 
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Aside  from  the  leg^al  aspect  of  the  transaction,  the  theory 
of  a  bnilding  association  loan  is  different  from  that  of  other 
loans.  Theoretically,  and,  in  most  cases,  practically,  the 
borrowing  member  of  a  Iniilding  association  aims  at  be- 
comincr  the  owner  of  property  by  means  of  small  pay- 
ments, spread  over  a  nnniber  of  years, — payments  corres- 
ponding as  nearly  as  possible  to  the  rent  he  wonld  other- 
wise be  obliged  to  pay  for  the  same  property.  Now, 
private  mortgagees,  or  money-lending  corporations  other 
than  these  societies,  wonld,  in  the  vast  majority  of  cases, 
object  to  snch  small  partial  payments  ;  and  whilst  it  is  trne 
that  the  borrower  might  put  by  small  sums  until  the 
amount  would  be  sufficient  to  pay  the  whole  debt, — yet,  on 
the  one  hand,  in  doing  so  he  would  be  the  loser  to  the  ex- 
tent of  the  interest  the  association  allows  him  on  his  pay- 
ments, and  which  he  could  not  get  elsewhere ;  and,  upon 
the  other  hand,  the  likelihood  is  that  those  small  sums 
would  not  be  put  by,  because  such  a  course  practically  in- 
volves a  greater  amount  of  self-denial  than  most  persons 
possess.  In  this  respect,  the  pressure  exerted  by  the 
system  of  fines  and  penalties  adopted  by  building  associa- 
tions operates,  in  point  of  fact,  most  beneficially  for  the 
member.  And  furthermore, — and  this  is,  to  a  poor  man, 
one  of  the  greatest  advantages  in  borrowing  from  a  build- 
ing association, — he  can  obtain  a  larger  sum,  in  proportion 
to  the  value  of  the  property,  than  he  could  raise  upon  it 
from  other  sources.  "  Private  mortgagees  are  not  advised 
to  lend  more  than  two-thirds  of  the  value  of  land,  and  one- 
half  of  houses  ;  but  building  societies  can  afford  to  advance 
a  much  larger  proportion,  indeed,  to  nearly  the  value  of 
the  property,  partly  because  the  principal  sum  at  once  be- 
gins to  be  reduced  by  means  of  the  periodical  payments,^ 

'  This  statement  is  not  perfectly  ber's  credit  upon  winding  up,  for 

accurate,    because  payments   upon  the  claim  of  the  society  against  him 

stock  are  not,  ipso  facto,  payments  on   account   of   his   advancement ; 

to  the  mortgage.     See  post,  W  477  ante,  §§  329-340),  is  the  result  ex- 

et  seqq.     But,  "in  a  general  way,  pected  to  happen."     State,  Wash- 

this  view  may  seem  fair,  because  an  ington   B.    and  L.   Ass'n,  pros.   v. 

exchange  of  one  for  the  other  (the  Hornbacker,  42  N.  J.  I^.  635  ;  vS.  P., 

accumulation    of    stock-payments,  Randall  f.  Nat' 1  B.,  L,.  and  Protect. 

profits,  etc.,  standing  to  the  mem-  Union,  (Neb.)  60  N.  W.  Rep.  1019. 
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and  partly  because  these  societies,  being  co-operative  asso- 
ciations, may  recoup  losses,  arising  from  bad  securities  here 
and  there,  from  general  funds  and  resources."  ' 


CHAPTER  XIV. 

PREMIUM. 

?  399.  Definition  of  premium  generally.     Gross— Installment  premium. 

?  400.   Gross  premium.     Its  true  nature  and  method  of  payment. 

I  402.   For  purposes  of  computation  nuist  be  treated  as  a  deduction. 

^  403.  Interest  upon  premium. 

§  405.  Abatements,  discounts,  and  remissions  on  premium. 

\  407.  Installment  premiums.     Increased  interest. 

I  409.  Premium  must  be  fixed  by  free  competition.  Minimum  premium. 

Definition    of    Premium    Generally.     Gross— Installment 
Premium. 

§  399.  "  The  premium  is  a  bonus  charged  to  a  stock- 
holder wishing  to  borrow,  for  the  privilege  of  anticipating 
the  ultimate  value  of  his  stock,  by  obtaining  the  immedi- 
ate use  of  the  money  his  stock  will  be  worth  at  the  wind- 
ing up."  -  The  liquidation  of  this  charge  is  contemplated 
and  accomplished  in  one  of  two  ways.  Either  (i)  the  bor- 
rower agrees  to  relinquish  to  the  society  a  certain  propor- 
tion of  the  par  value  of  each  share  bought  out,  the  associ- 
ation presently  handing  over  to  him  the  difference  ;  or  (2) 
the  borrower  agrees  to  pay  to  the  society  a  certain  period- 
ical sum  or  percentage  in  addition  to  what  his  dues  and 
mere  interest  would  amount  to,  or  (which  is  the  same 
thiug)  to  increase  his  interest  or  redemption  money  by  a 
certain  percentage  payable  together  with  and  as  part  of  the 
one  or  the  other.  The  former  method  is  the  gross  premium 
plan,  the  original  and  interminating  and  serial  societies 
probably  the  prevailing  one.  The  other  is  the  installment 
premium  plan,  most  frequently  adopted  in  permanent  so- 
cieties. 

'  vSee  Barry,   on  Building  Socie-       Way  to  Wealth,   p.  97;  Sulivan   Z'. 

ties,  §  103.  Jackson  Building  and  Loan  Associ- 

«  Wrigley,     The     Workingman's      ation,  70  Miss.  94;   12  So.  Rep.  590, 


366  TIIK    LAW    OF   RUII.niNG    ASSOCIATIONS.       [CH.   XIV. 

(Jross   I'roiuiiiiii.     Its   truo   Niituro   ami    I>I«'11h>(I    of    Pay- 
ment. 

§  400.  In  effect,  the  gross  preiiiiuin  is  the  conventional 
(lifTerence  between  the  par  value  of  the  share  advanced, 
and  the  amount  actually  received  by  the  borrower.  It  is 
not,  therefore,  a  cash  payment  which  he  is  obliged  to  make 
upon  obtaining  his  preference ;  nor  can  it  properly  be  said 
to  be  a  deduction  made  at  the  time  from  any  money  be- 
longing to  him.  Its  true  nature  appears  most  clearly 
where  the  form  of  the  transaction  of  loan  is  that  of  a  sale 
to,  and  redemption  by,  the  society  of  the  shares  held  by 
the  member,  which  indeed  appears  to  be  the  oldest  method. 
His  duty  as  a  member  being  to  keep  up  his  payments  to 
the  society,  until  it  is  ready  to  wind  up,  he  offers  to  sell  to 
it  his  prospective  interest,  in  right  of  his  shares,'  in  its 
final  accumulations,  whilst,  at  the  same  time,  binding  him- 
self to  the  continuance  of  those  payments  which  are  in- 
tended eventually  to  raise  the  shares  to  their  fixed  par 
value.'  A  number  of  shareholders  being  in  competition 
for  the  same  advancement,  the  society  selects  him  who  will 
relinquish  to  it  the  prospective  dividend  upon  his  shares  in 
exchange  for  the  lowest  present  cash  payment  per  share. 
The  borrower  thus  sells  the  future  dividend  upon  his  shares 
at  a  discount  ;  the  society,  its  funds  at  a  premium  ;  but 
there  is  neither  a  transfer  of  money  to  the  society,  to  cover 
the  premium,  nor  a  deduction  from  anything  belonging  to 
the  borrower  to  liquidate  the  discount.  There  is  simply 
an  agreement,  on  the  part  of  the  borrower,  to  continue 
making  his  regular  payments,  until  his  shares  have  reached 
their  par  value,  the  whole  of  which,  he  agrees,  shall  be- 
long to  the  society,  notwithstanding  the  amount  he  has,  in 
fact,  received  from  them  is  less  than  such  par  value,  by  the 
amount  he  has  allowed  the  society  by  way  of  discount,  or 
premium.  The  benefit  of  this  arrangement  the  society 
reaps  when  its  assets  become  distributable,  in  that  then  the 

^  It  seems  to  be  entirely  inaccu-  do  not  occur.     See  ante,  |^  146-148, 

rate  to  say  that  he  sells  his  shares;  and  cases  there  examined, 

for  that  implies  a  relinquishment  of  ^  Fagan  v.  People's  Sav.  and  Loan 

his  membership  and  extinction  of  Association,  (Minn. )  57  N.  W.  Rep. 

the  stock,  pro  ianto  ;  results  which  142. 
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whole  value  of  the  advanced  share  falls  into  the  common 
fund,  from  which  originally  was  taken  only  a  portion  of 
what  that  share  was  expected  to  be  worth.  And  it  is  the 
same  thing  where  the  obligation  the  borrower  gives  to  the 
association  "  is  nominally  for  the  repayment  of  the  loan, 
but  particularly  for  the  payment  of  the  monthly  dues  on 
the  stock  and  legal  interest  on  the  loan,  until  the  associa- 
tion is  able  to  divide,  to  each  share  of  stock  held  by  the 
members,"  '  the  par  value  of  those  shares  as  fixed  in  the 
charter.  Assuming  that  the  sum  the  borrower  actually  re- 
ceived is  covered  b}-  a  certain  proportion  of  the  whole 
number  of  dues,  payments  of  various  kinds,  and  profits, 
which  go  to  make  up  the  total  value  of  his  matured  share  ; 
there  is  still  another  portion  left,  equal  to  the  difference  be- 
tween that  value  and  what  he  really  got,  viz.  ;  the  premium 
he  agreed  to  pay.  Now,  the  society  appropriates  the  whole 
according  to  the  bargain  ;  and  thus  the  premium  is  paid  at 
precisely  the  same  time  at  which  the  society  is  reimbursed 
for  the  advance  made  to  its  member,  that  is  to  say,  when  it 
is  ready  to  wind  up  and  distribute  its  assets. 

§  401.  The  premium  cannot,  therefore,  in  any  sense  be 
said  to  be  a  prepayment  by  the  borrower,-  and  the  taking 
of  such  on  the  part  of  the  society,  would  undoubtedly  be 
beyond  what  the  Legislature  contemplated,  and  therefore 
usurious.^  Nor,  in  any  proper  sense,  can  it  be  regarded  as  an 
actual  deduction  from  monev  which  either  belons^ed  to  him 
in  the  hands  of  the  society,  or  which  he  was  entitled  to  re- 
ceive from  it.  At  the  time  when  he  received  the  loan,  he 
had,  as  yet,  nothing  in  the  society  but  a  prospective  in- 
terest in  its  final  accumulations,  in  proportion  to  the  num- 
ber of  his  shares.  These  are,  to  be  sure,  estimated  at  a 
certain  figure.  They  may,  however,  never  reach  it,  they 
may,  indeed,  exceed  it ;  but,  for  the  present,  there  is  not 
any  basis  for  a  deduction, — no  certain  figure  describing  an 
amount  which  belonged  to  him,  or  which  he  was  entitled 
at  the   time  to  receive.     F'or  thereto  he  becomes  entitled 

'  Wrigley,  Workingman's  Way  to      Loan  Association,  70  Miss    94;  12 
Wealth,  p.  67.  So.  Rep.  590. 

'  Sulivan  v.  Jackson  Building  and  '  See  ibid. 
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onl\-  b\-  reason  of  his  willinoness  and  ability-  to  snrpass  his 
competitors  in  nndertakin^s  lookin^^  towards  the  remission 
of  fntnre  oblij^ations  presnmptively  accnmnlatino-  in  his 
favor  aj>ainst  tlie  society.  Hence,  it  was  said  in  Pennsyl- 
vania, in  answer  to  the  claim  of  a  defendant  in  a  jnd<^ment 
which  had  been  Q;iven  by  him,  as  borrower,  to  a  building 
association,  and  which  embraced  the  whole  debt,  principal, 
preminm  and  interest  :  "  It  is  a  mistake  to  suppose,  as 
was  claimed  by  the  defendant,  that  he  has  paid  the 
preminm.  He  only  promised  to  pay  it.  It  was  inserted  in 
the  judgment  note,  and  is  now  being  collected."  '  Because 
gross  premiums  are  neither  deductions  nor  prepayments, 
they  are  not  presently  earnings  of  the  society  from  which, 
under  a  statute  permitting  it  to  declare  dividends  from  its 
earnings,  dividends  may  be  declared.^ 

For  Piirpoises  of  Coinimtatioii  imist  be  Treated  as  a  De- 
diu'tioii. 

§  402.   For  the    purpose,   however,    of  computing  the 
amount  which  a  member  agreeing  to  a  certain  premium  is 

'  Paxson,  J.,  in  Watkins  ^'.  The  the  fixed  value  of  his  shares  in  fulL" 
Workingmen's  Building  and  Loan  It  is  submitted  that  this  description 
Association,  97  Pa.  514.  Both  this  is  inaccurate.  It  is  not  "the  right 
case  and  Sulivan  v.  Jackson  B.  and  of  presently  receiving  the  fixed 
L.  Ass'n,  supra,  refer  to  gross  pre-  value  of  the  shares,"  which  the  so- 
tniums.  That  installment  premiums  ciety  sells,  subject  to  any  deduction 
are  neither  prepayments  nor  deduc-  upon  that  value;  but  the  right  of 
tions  is  too  plain  for  discussion. —  anticipating  that  fixed  value  by  re- 
in Low  Street  Building  Association  ceiving  what,  in  the  borrower's 
No.  6  V.  Ziicker,  48  Md.  44S,  the  opinion,may  be  a  present  equivalent 
transaction  is  described  to  be  this:  of  that  future  dividend.  Thediffer- 
"The  association  proposes  to  sell  to  ence  between  these  two  values,  the 
the  shareholder  the  right  ofpres-  premium,  he  promises  to  make  up 
ently  receiving  the  fixed  value  of  in  raising  his  share,  for  the  benefit 
the  shares  upon  being  allowed  a  of  all  the  members  of  the  society, 
certain  deduction  from  the  amount,  to  its  par  value.  When  that  is  ac- 
conmionly  called  a  bonus,  it  being,  complished,  the  society  absorbs  the 
in  fact,  a  deduction  made  at  the  whole,  and  then  only  is  the 
tivie,  and  the  shares  thus  discount-  premium  paid. 

ed  or  redeemed  are  to  be  paid  for  ■^  ^larks    z'.   Monroe   Perm.   Sav. 

by  the  continuance  of  the  subscrip-  and  Loan  Association,  (Supr.  Ct. ) 

tions  and  payment  of  weekly  dues,  52  N.  Y.  S.   R.  451.  Comp.,  contra, 

and  fines,  if  any  incurred,  until  the  Boone  v  Homestead  Loan  Associa- 

required  amount  shall  be  raised  to  tion,    (Supr.    Ct.)   23  N.  Y.  Supp. 

pay  each  unredeemed  shareholder  203. 
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entitled  to  receive  in  cash,  it  must  be  treated  as,  theoretic- 
ally, a  deduction.    The  reason  is,  that  in  offering  its  money 
to  borrowers,  the  society  adopts,  as  the  basis  of  each  loan, 
the  par  value  of  the  shares.     Upon  this  basis  the  premium 
is  bid, — so  much  upon  each  share  advanced  ;  and,  in  ascer- 
taining the  sum   then  coming  to  the  applicant,  the  figure 
of  the  premium  contracted  for  is  deducted  from  the  figure 
representing  the  par  value  of  the  share, — the  difference  be- 
ing the  actual  advancement  of  money  to  be  made.     But  it 
is    apparent    that    this   is  a  rule  of  computation    merely, 
necessitated  by  the  fact  that  a  member  is  ordinarily  entitled 
to  incur  liabilities  to  the  association,  not  exceeding,  in  the 
whole,   the  par   value  of  the   shares  he  holds  in  its  stock. 
Now,    if  it  were  attempted  to  add  the  premium  he  bids  to 
the  par  value   of  such  shares,   his  debt  to  the  association 
would   clearly  be  in  excess  of  what  is  lawfully  allowable. 
In  other  words,  if  the  member  holding  five  shares  in  the 
society,    of   a    prospective  aggregate  value   of  $1000,  be, 
under  the  law  and  the  rules  of  the  society,  entitled  to  re- 
ceive a   "  loan  "   of  that  amount  and  not  beyond  ;  and,  in 
competing  for  the  advance,  he  be  accepted  upon  the  offer 
of  a  premium  of  $50   per  share,   then  his  whole  debt  or 
loan   not   being  permitted  to  exceed   $1000,  it  is  evident, 
that,   to  ascertain  the  amount  he  is  entitled  to  receive,  the 
sum  of  $250  nuist  be  deducted   from  |iooo.     If  it  were 
added     to    $rooo,    the    borrower   actually    receiving   that 
amount,  instead   of  $750,  his  debt  to  the  society  would  be 
$1250,  i.e.,  $250  in  excess  of  what  it  lawfully  may  be.    He 
would,  therefore,  be  obliged  to  make  up  to  the  society  such 
an  amount  as  would  eventually  render  his  shares  worth 
$250  more  than   their  fixed  value,  according  to  the  value 
fixed  for  all  the  shares  ;  whereas,  the  manifest  intention  of 
the  Legislature,   and  the  very  nature  and  operation  of  the 
building  association   scheme,  is  to  balance,  upon  final  set- 
tlement,  the   par  value  of  the  shares  standing  to  the  bor- 
rower's credit,   and  which  have  been  advanced  against  his 
indebtedness,  so  that  the  one  shall  cancel  the  other.'    This, 
then,  is  what  is  properly  meant  by  deducting  the  premium 

'  Wrigley,  Workingmeii's  Way  to  Wealth,  p.  67. 
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in  ail\-ancc,  \iz.,  that  the  aniouut  of  the  casli  advanced  to 
the  uieiiiber,  too;ether  with  the  premium  bid  by  him,  shall 
not  exceed  the  par  \-alue  of  his  shares,  which  is  adopted  as 
a  basis  for  the  loans,  and  which  his  reg^nlar  contributions  are 
calculated  to  make  up  in  the  course  of  the  runninq;  of  the 
buildino^  association.  It  was,  therefore,  held  in  Maryland 
that  an  association  incorporated  under  an  act '  which 
authorized  premiums  and  interest,  or  either,  to  be  "de- 
ducted in  advance,"  had  no  right  to  add  a  premium  of 
$250  to  a  loan  of  $1000,  being  the  par  value  of  the  shares 
advanced,  taking  a  mortgage  for  $1250  repayable  in  monthly 
installments,  for  120  consecutive  months,  of  $10.41^  dues, 
and  of  $6.25  for  interest  and  bonus  ;  and  that  a  contract  so 
made,  not  being  in  conformity  with  the  statutory  require- 
ments, was  usurious,  and  could  be  enforced  only  for  the 
amount  actually  advanced,  and  lawful  interest,  excluding 
all  excessive  interest  exacted  or  paid  in  the  shape  of  bonus 
or  otherwise.'  On  the  other  hand,  where  a  borrower  offered 
a  gross  premium  for  a  loan  in  the  shape  of  a  percentage, 
and  the  society  by  its  entire  course  of  dealing  thereafter 
with  him  recognized  that  the  premium  bid  was  to  be  com- 
puted, not  upon  the  par  value  of  the  shares,  but  upon  the 
amount  actually  advanced,  and  its  complaint  in  a  suit  to 
foreclose  so  treated  it,  it  was  held  that  the  association  was 
bound  to  such  computation.^ 

Interest  Upon  Preniiiini. 

§  403.  The  nature  of  the  premium,  being  neither  a  de- 
duction nor  a  prepayment,  forbids  the  charging  of  interest 
upon  it,  unless  expressly  permitted  by  statute.  If  it  were 
a  deduction,  it  would  be  analogous  to  the  bonus  reserved 
in  advance  by  usurers  upon  loans  made  by  them,  ostensibly 
at  legal  interest,  the  debtor  being,  nevertheless,  required  to 
pay  that  interest  upon  the  whole  nominal  sum,  as  if  he  had 
received  it  entire ;  thus  virtually  paying  interest  upon  the 
bonus.     If  it  were   intended  to  be  a  prepayment,  the  bor- 

'  Act  1868,  Ch.  427.  3  Mutual  Building  and  Loan  As- 

°  Birmingham    i'.  The   Maryland  sociation  v.  Tascott,  143  111.  305;  32 

Land   and   Permanent   Homestead  N.  E.  Rep.  376;  40  Am.  and  Engl. 

Association,  45  Md.  541.  Corp.  Cas.  361. 
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rower,  since  he  does  not,  in  fact,  hand  it  over  immediately, 
ought  to  pay  interest  upon  it  to  the  society  as  for  the  for- 
bearance   of  a   debt    presently   due.     In   either  case,   the 
legality  of  the  premium  would  seem   to   draw  after  it  the 
legality  of  interest  upon  the  premium.     Such,  however,  is 
not  the  character  or  office  of  the  premium.     It  is  simply 
the  amount  which  the  member,  in   consideration  of    im- 
mediate payment,  declares  himself  willing  to  relinquish  to 
the  society  upon  the  credit  coming  to  him  at  the  final  dis- 
tribution,— the  period  to  which  alone  the  whole  arrange- 
ment  has  reference.     It  is  manifest   that  the  claim  of  in- 
terest upon  premiums,  so  understood,  constitutes  a  paradox 
for  which   there  can  be  no  apology  except  that  of  positive 
legislative  grant.     In  Ohio,  the  court  says  :     "  The  statute 
does  not  authorize  the  exaction  of  interest  on  the  premium. 
The  extent  of  the  plaintiff's  demand,  exclusive  of  fines,  is 
to  require  the  payment  of  the  stated  dues  and  interest  on 
the  money  advanced,  until  the  time  arrives  for  winding  up 
the  affairs  of  the  association.     The  premium  is  then  to  be 
accounted  for  by  the  borrower  as  so  much  advanced  towards 
the  redemption   or  payment  of  his  stock.     Interest  is  in- 
tended by  the  statute  as  a  compensation  for  the  use  of  the 
money  the  borrower  receives.     The  higher  the  premium, 
the  less  money  the  borrower  gets,  and,  if  interest  can  also 
be   charged  on  the  premium,  the  less  money  he  has  to  use, 
the  higher  the  rate  of  interest  he  will  have  to  pay  for  it. 
A  declared  object  of  the  statute,  as  expressed  in  its  title,  in 
authorizing  these  as.sociations,  is  to  enable  their  members 
to  obtain   for  themselves   homesteads.     To  justify  an  ex- 
action  so  well   calculated   in  its  practical  results  to  defeat 
this  object,  as  this  exorbitant  demand  for  interest,  the  au- 
thority for  it  ought  to  be  unequivocally  expressed."  '     The 
Supreme  Court  of  Mississippi  '^  characterizes  the  argument 
in  favor  of  the  allowance  of  interest  upon  the  premium,  in 
the  absence  of  express  statutory  sanction,  as  "  but  the  win- 

'  Forest   City    United   Land  and  So   Rep.  590.     The  refusal,  in  that 

Building   Association  v.  Gallagher  case,  to  permit  interest  upon  pre- 

et  al  ,  25  Ohio  St.  20S.  mium  is  reiterated  in  Goodman  v. 

»  Sulivan  v.  Jackson  Building  and  Durant  Building  and  Loan  Associa- 

Loan  Association,   70   Miss.   94,  12  tion,  (Miss.)  14  So.  Rep.  146. 
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iiint;-  ami  sednctivc  eiTort  to  win  the  beguiled  assent  of  the 
jndonient  io  the  takin<2:  of  interest  on  a  snni  never  ad- 
vaneeil  or  loaned,  a  pnreh'  imaginary  bnt  precious  fancy  of 
the  usury  taker  ;  a  sum  called  a  '  premium,'  which  the  bor- 
rower has  \irtually  surrendered  and  the  association  accepted  ; 
a  sum  which  the  borrower  is  never  to  see  again,  but  which 
the  association  really  has  the  only  beneficial  interest  in,  and 
which,  if  there  be  no  miscarriage,  the  association  will 
finally  put  bodily  into  its  coffers."  The  claim  of  interest 
upon  the  premium  has  also  been  expressly  held  unlawful 
and  essentially  usurious  in  Maryland,'  West  Virginia,^  and 
lowa,^  as  well  as  in  Kentucky  '  and  Tennessee,'^  and  ought 
to  be  so  regarded  except  where  distinct  legislative  ratifica- 
tion will  avail  to  legalize  it. 

§  404.  Under  such  distinct  and  effective  legislative 
sanction,  the  charge  of  interest  upon  premium  is  unques- 
tionably legalized  in  Pennsylvania  "^  and,  it  seems,  in  Min- 
nesota," New  York,'*  Alabama^  and  North  Dakota.'"  In 
New  Jersey,  indeed,  it  is  said,  "  that,  when  the  statute 
gives  the  parties  a  right  to  agree  upon  a  premium  for  a 
loan  without  restriction,  they  have  a  right  to  agree  that 
the   premium   shall  consist  of  a  sum  payable  presently  out 

'  The  Baltimore  Permanent  ing  Association,  2  Cold.  418,  not, 
Building  and  Land  Society  v.  Tay-  apparently,  overruled  in  this  re- 
lor,  41  I\Id.  409.  See  also,  Oak  spect  by  Patterson  v.  Working- 
Cottage  Building  Association  :'.  men's  B.  and  L,.  Association,  14 
Eastman  and  Rodgers,  31  Md.  561;  Lea.  677. 

Williar  z'.  The  Butcher's  Loan  and  "See    Acts,     12    April,    1859;   29 

Annuity    Ass'n,    45    Id.   546;    Bir-  April,    1874;  7  June,    1879;  [Build- 

mingham  v.  The   Maryland   Land  ing]  Association  z'.  Neurath,  2  W.  N. 

and   Permanent  Homestead  Ass'n,  95;  Building  Association  z^.  George, 

45  Id.  541.  3  Id.   239;  Selden  v.  The  Reliable 

2  Parker  z'.  U.  S.   Btiilding,  etc..  Savings  and  Building  Association, 

Association,  19  W.  Va.  744.  32  P.  F.  Smith,  336. 

'  Hawkeye     Benefit    and     Loan  '  Fitzgerald  v.  Hennepin  County, 

Ass'n  t:  Blackburn,  48  Iowa,  385;  etc..    Association,  57   N.   W.   Rep. 

Burlington   Mutual  Loan   Associa-  1066. 

tion  V.  Heider,  55  Id.  424.  *  Citizens'  Mut.,  etc. ,  Association 

*  Gordon  v.  Winchester  Building  v.  Webster,  25  Barb.  263. 

and   Accumulating  Fund   Associa-  ^  Montgomery,   etc.,  Association 

tion,  12   Bush,  no;  Herbert  z".  The  v.    Robinson,  69  Ala.  419. 

Kenton  Building  and  Saving  Asso-  '"  Vermont  Loan  and  Trust  Co.  v. 

ciation  of  Covington,  11  Id.  296.  Whithed,  49  N.  W.  Rep.  318. 

*  Martin  v.  The  Nashville  Build- 
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of  the  amount  loaned,  or  of  a  sum  payable  in  the  future, 
with  interest  meanwhile,  or  without  interest,  and  that  it  is 
for  the  courts  simply  to  give  effect  to  their  agreement."  * 
The  "  loan  "  was  of  $8000,  the  premium  $1000,  the  actual 
advance  $7000.  The  court  treats  the  transaction  as,  in 
effect,  an  advance  of  $8000,  upon  which  interest  was 
chargeable,  and  a  payment  by  the  borrower  to  the  associa- 
tion of  the  premium  of  $1000  out  of  said  advance,  leaving, 
of  course,  the  amount  of  the  loan  and  his  interest  liability 
upon  it  untouched.  But,  as  has  been  seen,  this  is  not  an 
accurate  view  of  the  transaction. 

Abjitenieuts,  Discounts,  anil  Keinissions  on  Pieniiuni. 

§  405.  It  is,  of  course,  within  the  discretion  of  the 
building  association,  to  allow  abatements,  discounts,  or  re- 
missions upon  the  premium  bid  by  any  applicant  for  a  loan 
under  certain  specified  circumstances.  Such,  indeed,  is  the 
custom  in  many  societies,  at  least  in  Pennsylvania. 
"  Where  a  member  has  simply  paid  dues  on  a  certain  series 
of  stock,  without  borrowing,  for  one  or  more  years,  and 
then  borrowers,  an  allowance  of  ten  per  cent,  is  made  upon 
the  premium  bid  (the  rate,  it  is  believed,  most  usual)  for 
each  year  that  has  expired  since  the  series  of  stock  on 
which  he  borrows  was  issued.  For  instance,  were  he  to 
borrow  on  a  series  of  stock  at  any  time  during  the  running 
of  the  second  year  of  its  existence,  say  at  thirty  per  cent., 
he  would  be  allowed  a  deduction  at  ten  per  cent,  off  the 
premium,  thus  reducing  the  premium  to  twenty-seven  per 
cent.  If  the  stock  is  in  its  third  year,  twenty  per  cent, 
will  be  deducted,  reducing  the  premium  to  twenty-four  per 
cent.  If  it  is  in  its  sixth  year,  five-tenths,  of  fifty  per  cent, 
will  be  deducted,  reducing  the  premium  to  fifteen  per  cent. 
This  is  manifestly  a  just  and  reasonable  provision,  as  it 
would  be  unfair  to  charge  one  as  much  premium  for  the 
use  of  money  borrowed  in  the  second,  third  or  fifth  year  of 
a  series,  as  is  charged  one  borrowing  during  the  first  year, 
and  who  would  tlien  have  the  use  of  the  money  during  the 

'  Piowen  Z'.  Tyiiicoln  Builtlin)^  an<l       2.S  All.  Rep.  67. 
Loan  Association,  (Ct.  of  H.  and  \. ) 
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entire  riinniiii::  of  the  series."  '  It  has  already  been  seen 
that  it  is  hnvfiil  for  a  building  association  to  compromise 
with  a  borrowing  member,"  and  that,  at  all  events,  when 
the  compromise  has  taken  effect,  the  society  is  not  in  a 
position  to  dispute  the  validity  of  the  arrangement  under 
which  it  was  done.^ 

i^  406.  Upon  repayment  of  the  loan,  previously  to  its 
maturity,  such  remissions,  or  discounts,  may  become  oblig- 
atory upon  the  association,  under  the  statues  or  under  the 
provisions  of  its  own  by-laws.  These  cases  occur,  (i)  upon 
\-oluntary  repayment ;  *  (2)  when  the  mortgage  becomes  di- 
vested and  repayable  by  operation  of  law  upon  a  judicial 
sale  of  the  property  mortgaged  after  the  borrower's  de- 
cease ;  ■'  (3)  where,  upon  collection  of  the  member's  debt  by 
legal  process,  a  greater  sum  being  realized  than  the  amount 
actually  advanced  to  the  member,  and  a  reloan,  at  a  pre- 
mium, is  made  of  the  money  collected,  the  society  is  required 
to  return  to  the  first  borrower  one  of  the  two  premiums 
realized  upon  the  same  money."  It  has,  however,  been 
held  in  Illinois  that  a  provision  that  a  borrower  who  repays 
his  loan  within  eight  years  shall  be  entitled  to  a  rebate  on 
his  premium,  applies  only  to  voluntary  repayments  before 
maturity,  and  not  to  the  case  of  a  foreclosure  of  the  bor- 
rower's mortgage,  before  the  expiration  of  eight  years,  be- 
cause of  a  failure  to  pay  dues.^ 


Installinoiit  Preniinius.    Tiiereased  Interest. 

§  407.  The  statutes  authorizing  the  reservation  of 
premiums  have,  in  general,  been  understood  to  mean  a 
definite  sum  for  the  whole  period  of  the  loan,  and  not  any- 


*  Wrigley,  Workingtnan's  Way 
to  Wealth,  pp.  73-74. 

2  See  ante,  'H  I43-I44,  325- 

3  See  ante,  U  i43-i44- 

*  See  ante,  ^  130,  et  seqq. 

*  See  ante,  'i  148. 

8  See  ante,  ??  395-396- 

'  Mutual  Building  and  Loan  As- 
sociation V.  Tascott,  143  111.  305;  32 
N.  R.  Rep.  376;  40  Am.  and  Engl. 
Corp.  Cas.    361.     In    Fitzgerald   v. 


Hennepin  County,  etc.,  Association, 
(Minn.)  57  N.  W.  Rep.  1066,  it  was 
decided,  that,  the  rules  providing 
for  repayment  before  maturity  by 
charging  one-ninth  of  the  premium 
for  every  year  up  to  nine,  and  a  re- 
bate of  one-ninth  for  every  year 
less  than  nine,  interest  was  to  be 
charged  on  the  premium  for  every 
full  year  the  building  association 
(and  the  loan)  actually  ran. 
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thing  whatever  that  the  parties,  in  their  contract,  may 
choose  to  denominate  a  bonus  or  premium.  A  building 
association,  making  a  loan,  stipulated  for  the  return  of  the 
principal,  for  the  payment  of  legal  interest  monthly,  in 
advance,  and  for  the  payment  of  a  bonus  of  one  per  cent., 
also  monthly  in  advance.  Upon  a  suit  to  foreclose  the 
mortgage  securing  this  loan,  the  court  held  that,  althbugh 
one  portion  of  the  sum  to  be  paid  monthly,  for  the  use  of 
the  money,  was  called  interest,  and  another  portion  a 
bonus,  yet,  in  truth  and  in  fact,  it  was  nothing  more  nor 
less  than  a  contract  to  pay  fifteen  per  cent,  for  such  use. 
And  the  court  deliberately  say  that  the  Legislature  "  did 
not  intend  to  authorize  contracts  of  so  ruinous  a  character 
as  the  one  under  consideration.  Their  design  was  to  bene- 
fit a  class  of  borrowers  who  might  not  be  able  to  obtain 
loans  in  other  modes.  .  .  .  Such  men  generally  understand 
the  effect  of  a  contract  for  a  loan,  at  the  legal  rate  of  inter- 
est, although  a  specific  sum  may  be  required  to  be  paid  for 
the  accommodation,  for  a  given  period  of  time.  If  the 
borrower  fails  to  pay  at  the  end  of  that  time,  his  debt  is 
subject  only  to  lawful  interest.  And  how  much  he  can  af- 
ford to  pay  for  that  accommodation,  is  a  matter  within  his 
judgment.  But  such  men  may  not  all  be  able  to  foresee 
the  consequences  of  a  contract  like  the  one  under  consid- 
eration, a  contract  by  which  the  borrower  is  bound  to  pay 
fifteen  per  cent,  per  annum  for  the  loan,  so  long  as  it  con- 
tinues, and,  from  an  accumulation  of  the  debt,  at  that  rate 
of  interest,  he  has  no  means  of  extricating  himself,  except 
by  the  repayment  of  the  debt,  with  the  accumulated  inter- 
est. This  he  may  not  at  all  times  be  able  to  do.  Sick- 
ness, scarcity  of  money,  misfortunes  in  business,  and  vari- 
ous other  causes,  may  prevent.  And  if  he  has  mortgaged 
his  dwelling-house  for  the  security  of  the  loan,  he  may  find 
that  the  loan,  instead  of  enabling  him  to  become  the  pro- 
prietor of  his  own  house,  is  sweeping  it  from  under  him, 
with  all  his  other  earnings  therein  invested.  His  condi- 
tion, upon  a  failure  to  pay,  is  very  different  from  that  of  a 
man  wIk^  lias  borrowed  at  lawful  interest  and  a  stipulated 
bonus.     The   latter,  under   no  circumstances,  can  be  com- 
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pelled  to  pa\-,  in  addition  to  a  specific  boiins,  move  than  the 
d(.bt  and  the  lawful  interest,  however  lono-  the  debt  may 
remain.  Ihil  the  debt  of  the  former  may  ^o  on  accumu- 
lating at  a  rate,  which,  if  the  debt  be  a  large  one,  few  men 
can  bear,  for  any  great  length  of  time,  without  becoming 
ruined."'  So,  too,  where  a  weekly  "  premium  "  of  thirty 
cents  per  share  was  reserved  by  a  building  a.ssociation  op- 
erating under  a  statute  which  authorized  no  such  premium, 
it  was  decided  that  it  was  to  be  regarded  as  interest  and 
usurious  to  the  extent  that  it  exceeded  the  legal  rate  of  in- 
terest. 

§  408.  It  was  stated  by  Mr,  Wrigley,  in  1872,^  that 
"  In  some  associations,  organized  of  late  years,  it  is  the 
rule  not  to  deduct  the  premium  from  the  face  of  the  loan, 
on  paying  the  borrower  his  money,  but  to  require  him  to 
pay  it  in  monthly  installments.  In  some  cases  it  is  a  pre- 
mium charged  on  each  share,  and  in  others  a  percentage  on 
the  amount  of  money  borrowed."  The  same  practice  ob- 
tains in  numerous  building  associations  at  this  day.  All 
that  can  be  said  of  it,  under  the  authority  of  the  cases  just 
examined,  is  that  such  an  arrangement,  if  in  conflict  with 
the  method  prescribed  by  statute  in  the  legalization  of 
premiums,  or  perhaps  in  the  absence  of  distinct  legislative 
sanction,  must  be  regarded  as  illegal,  and  as  rendering  the 
entire  transaction  usurious.^ 


Preiiiinm    iiuist     be    Fixed    by    Competition.      Miiiiniuin 
Premiiiiii. 

§  409.  The  premium  which  is  to  be  paid  by  any  mem- 
ber, upon  an   advancement  made   to  him   by  the  society, 


'  The  Mechanics  and  Working- 
men's  Mutual  Savings  Bank  and 
Building  Ass'n  of  New  Haven  v. 
Wilcox,  24  Conn.  147;  Same  v.  The 
Meriden  Agency  Co.,  lb.  159. 

*  Geiger  v.  Eighth  German 
Building  Association,  58  Md.  569. 

^  Wrigley,  Workingtnan's  Wa}- to 
Wealth,  p.  71.  No  attempt  is  made 
in  that  work  to  examine  the  legal 
aspect  of  such  transactions. 

*  Im.  case  where  a  loan  was  for  a 


specified  time,  and  the  premium  a 
percentage  on  the  amount  payable 
periodically, — i.e.,  an  installment 
premium,  or  increase  of  interest — 
it  was  held  that  the  premium  could 
not  be  collected  after  the  maturity 
of  the  loan,  though  the  time  for 
payment  be  extended  by  renewal 
or  forbearance:  Thompson,  B.  A,, 
p.  79,  cit.  Savings,  etc. ,  Association 
V.  Stevens,  5  Bull.  113. 
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must  be  fixed  by  free  and  open  competition  between  all  the 
applicants,  and  in  no  other  way.  It  is  the  price  to  be  paid 
for  obtaining  preference  before  other  members  who  ma)'  de- 
sire the  same  loan,  and  at  the  same  time  a  compensation  to 
them  indirectly  for  the  disappointment  and  postponement 
which  falls  to  their  lot.  There  can,  then,  be  only  one  proper 
method  of  getting  at  the  exact  amount,  which,  in  fairness 
and  equity,  a  borrower  should,  at  any  given  time,  be  re- 
quired to  pay,  viz.;  by  competition.  If  no  other  person 
wants  the  money,  or  if,  among  those  who  would  take  it, 
there  are  none  to  whom  the  precedence  of  another  causes 
any  appreciable  inconvenience,  there  is  little  for  which  the 
borrower  is  bound  to  offer  compensation,  and  the  premium 
must  be  trifling,  unless  positive  injustice  is  to  be  done  him. 
On  the  other  hand,  if  there  are  many  who  desire  the  ad- 
vancement, and  if  the  prospect  of  obtaining  it  appears  to 
them  worth  a  considerable  sacrifice,  then  he  to  whom  the 
loan  was  most  necessary  and  advantageous,  and  who  has 
therefore  bid  the  highest,  has  but  done  his  duty  towards 
the  other  applicants  in  agreeing  to  a  signal  concession,  and 
has  nothing  to  complain  of  if  the  premium  is  rather  oppres- 
sive. Hence  a  premium,  in  order  to  be  lawful,  must  be 
one  bid  for  the  right  of  precedence  in  taking  a  loan,  at  a 
competitive  sale  of  such  right ;  and  where  there  was  no 
such  sale  and  no  bid,  there  can  be  no  lawful  premium.'  In 
other  words,  where  it  was  simply  agreed  between  a  bor- 
rower and  an  association  that  he  was  to  have  a  loan  at  a 
certain  premium,  not  the  result  of  any  competitive  sale, 
but  of  mere  consent  between  the  parties,  it  was  held  that 
the  loan  was  usurious.  The  so-called  premium,  said  the 
court,  "  was,  in  fact  a  part  of  the  price  named  b\-  the 
lender  to  be  paid  by  the  borrower  for  the  use  of  the  money 
loaned.  The  assent  of  the  borrower  to  pay  the  price  re- 
quired did  not  make  him  a  bidder  within  the  meaning  of 
this  statute.  Calling  the  excess  above  the  highest  legal 
rate  a  premium  did  not  change  the  nature  of  the  transac- 
tion.    It  was  u.surious." " 

'  Bates  V.  Peoj)le's,  etc.,  Associa-  '  Iltid.,   p.   672,  per  Mcllvain,  C. 

tion,  42  Ohio  St.  655.  J. 
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5^  410.  But  the  premiiiiu  iiuist  be  the  result,  uot  ouly  of 
bidding-,  in  the  proper  sense  of  the  word, — of  competition, 
but  of  free  competition.  The  borrower  must  have  been 
at  liberty,  if  the  price  of  accommodation  was  too  high,  to 
drop  out  and  prefer  his  application  at  another  time.  Where 
the  society  undertakes  to  fix  arbitrarily  a  certain  figure  as 
the  lowest  premium  at  which  it  will  entertain  a  bid,  the 
borrowing  member,  in  case  there  are  no,  or  few,  other  ap- 
plicants for  the  same  loan,  is  obliged  to  compensate  an  ad- 
vantage which  he  has  not  received,  having  been  preferred 
to  no  one  ;  or  to  pay  more  on  account  of  such  preference 
than  those  to  whom  he  was  preferred  considered  it  worth. 
The  impropriety  of  such  an  arrangement  is,  therefore,  ap- 
parent, even  independently  of  any  statutory  consideration  ; 
and  whatever  grounds  these  are  based  upon  are  equally  ap- 
plicable, on  principle,  to  all  cases. 

In  Pennsylvania,  under  the  Act  of  1859,  which  directs 
building  associations  to  put  up  their  money  for  competi- 
tion among  the  members,  and  to  lend  it  to  the  highest 
bidder,  upon  his  furnishing  proper  security,  Sharswood,  C. 
J.,  makes  the  following  observations  on  the  subject  of 
fixed  premiums  established  by  by-law  in  these  societies  : 
"  They  are  bound  to  offer  all  that  is  in  the  treasury  to 
open  competition,  so  that  the  members  may  obtain  the 
loan  at  a  low  premium,  if  there  should  be  no  bid  at  a 
higher.  The  practical  operation  of  such  institutions  is, 
that  whenever  the  member  procures  a  loan,  at  a  premium 
below  the  average  of  the  premiums  for  the  whole  time  the 
association  has  to  make,  he  is  to  that  extent  a  gainer  ;  when 
his  loan  is  at  a  premium  higher  than  the  average,  he  is  to 
that  extent  a  loser.  This  is  a  most  valuable  feature  in 
such  associations,  and  hence  the  importance  of  maintaining 
the  principle  of  free  competition  in  the  bids.  When  the 
member  is  told  that  there  is  a  minimum  premium  below 
which  loans  will  not  be  made,  he  must  offer  that  amount  for 
the  loan,  whether  any  other  one  offers  or  not.  If  no  offer 
to  that  amount  is  made,  the  money  remains  in  the  treasury 
without  investment.  It  is  evident,  in  this  way,  that  the 
members  who  are  not  borrowers  will  obtain  a  very  undue 
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advantage  over  the  members  who  are  borrowers.  These 
institutions  are  liable,  like  everything  else  human,  to 
abuse,  and  we  are  bound  to  guard  them  carefully  from  be- 
ing perverted  into  mere  contrivances  by  which  capitalists  can 
evade  the  laws  of  usur}-.  So  the  Legislature  evidently  in- 
tended they  should  be  by  the  Act."  '  Hence  a  provision 
in  the  rules  of  the  society  providing  for  a  minimum 
premium  is  held  inconsistent  with  the  Act,  and  void." 

Nor   does    the    power   of    regulation    of    the    society's 
business,  residing  in   the  directors,  entitle  them  to  adopt 
any  rule  as  to  a  minimum   premium,  or  in   any  manner 
abridge  the  right  of  a  member  to  receive  the  desired  loan 
at  no  greater  expense  than  that  which  the  unfettered  com- 
petition  among  the  applicants,  in  the  course  of  which  the 
borrower's  bid  was  made,  imposes  upon  him.     Upon  this 
subject,  Gilmore,  C.  J.,  says  :  ^     "  The  most  valuable  right 
that  a  member  acquires  by  virtue  of  his  membership  is  that 
of  obtaining  a  loan  of  money  with   which  to  procure  a 
home,  with   the   privilege  of  repaying  the  same  in  weekly 
installments.       This,    right  .  .  .  cannot    be    destroyed    or 
abridged   by  the   Board   of  Directors,  under  the  power  of 
regulation "    that    may   be    given   them  as  to  prescribing 
rules  touching  the  time,  manner  and  place  of  exercising  the 
right  of  demanding   loans,  the  kind  of  security  to  be  fur- 
nished, and  the  formalities  of  its  execution  and  tender  for 
approval.      ■•'  That  this  kind  of  regulation  does  not  author- 
ize the   Board   of   Directors  to  regulate  the  amount  of  pre- 
mium to  be  paid  by  a  member  for  a  loan,  or  to  refuse  loans 
to   members  otherwise  entitled  to  them,  except  upon  pay- 
ment of  the  mininnnn   premiums,  fixed  by  the  directors," 
also  appeared  from  a  section  of  the  articles  providing  that 
"  money  on  hand  to  be  loaned  shall  be  sold  to  the  member 
(or  depositor)  who  will  pay  the  highest  premium  for  the 
preference    in    taking    the   loan.     This  is   the   only  mode 
known   to  the  law  b>-  wliich  the  premium  upon  loans  can 
be  fixed  and  detcrniined.   .   .   .     When  there  is  little  or  no 
'  Stiles'  App.,  92  Pa.  122.  ^State  v.  Greenville  Building  As- 

*Ibid.;  Albriglit  v.  Lafayette  sociation,  29  Ohio  St.  92.  See  also, 
Building  and  Savings  Association.  S.  P.,  Slate  :'.  Oherlin  RiiiMingand 
102  Pa.  411.  Loan  Association,  35  Ohio  St.  258. 
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competition,  and  a  ineinber  bids  a  merely  nominal  pre- 
mium for  the  preference,  and  there  is  no  hiohcr  bid  by  any 
other  member  or  depositor,  he  is  entitled  to  the  loan  at 
such  nominal  premium,  and  the  Board  of  Directors  cannot 
refuse  it  if  sufficient  security  is  properly  tendered."  The 
fixings  of  a  minimum  premium  was,  therefore,  in  this  case 
also  held  illei^al." 

§  411.  It  follows,  as  a  necessary  consequence  of  the  ille- 
gality of  the  attempt  to  establish  and  enforce  any  provision 
as  to  a  fixed  minimum  premium,  that  contracts  made 
under  the  stress  of  the  operation  of  such  a  rule,  and  affected 
by  it  to  the  prejudice  of  the  borrower,  are  usurious,  and  can- 
not be  enforced  according  to  their  terms.^  But  the  mere 
existence  of  the  rule  in^  the  society  will  not  afford  the  bor- 
rower a  defence  against  the  enforcement  of  his  covenant, 
unless  he  was  really  affected  by  its  operation.  If,  there- 
fore, the  premium  which  he  contracted  to  pay  was  the  re- 
sult of  fair  competition  running  it  up  without  reference  to 
the  illegal  law,  no  bid  being  refused  because  below  the 
established  minimum,  nor  raised  for  the  sole  purpose  of 
covering  it,  he  has  nothing  to  complain  of,  and  cannot 
evade  his  obligation  by  showing  the  presence  of  a  rule 
which  would  carry  an  unlawful  taint  to  any  contract 
affected  by  it,  but  which  was  no  element  in  his.^  In  other 
words,  "  If  a  purchase  of  a  loan  is  made  upon  competition 
in  bidding,  beyond  the  minimum  premium  fixed,  the  pur- 
chaser cannot  complain  of  the  fixed  premium,  as  his  pur- 
chase was  made  in  accordance  with  the  law  ;  but  where  he 
is  obliged  to  take  the  loan  at  the  minimum  fixed  premium, 
because  of  the  rule  of  the  association  simply,  and  in  the 
absence  of  competitive  bidding,  he  may  complain  and  de- 
fend on  that  ground.  The  same  principle  will,  of  course, 
apply  in  the  repayment  of  a  loan,  when  the  rule  for  settle- 
ment under  the  charter  or  by-laws,  differs,  in  any  respect, 
from  that  fixed  by  law."  * 

'  Seecases  in  above  note.  Young,  9  W.  N.  (Pa.)  251  (Elwell, 

*  Stiles'  App.,  ttdi  supta.  P.  J.,  Com.  Pleas). 

3  Orangeville       Mutual      Saving  <  Dictum  of  Clark,  J.,  in  Albright 

Fund     and    Loan    Association    v.       v.  Lafayette   Building  and  Savings 

Association,  102  Pa.  411,  424. 
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CHAPTER  XV. 

FIXES. 

^  412.  Purpose  of  fines  in  building  associations. 

'i  413.  Legal  aspect  of  fines  in  building  associations. 

I  415.  Submission  to  fines  an  essential  part  of  building  association 
loans.     Married  women,  etc. 

?  417.   Legality  of  fines  independently  of  statute. 

i  418.  Regulation  of  fines  belongs  to  by-law.     Rules  to  be  observed. 

^  419.  Fines  must  be  notorious,  certain,  and  fixed  by  by-law.  Con- 
struction of  ambiguous  provisions. 

<;  422.   Fines  must  be  reasonable.      Fines  upon  fines,  or  in  progression. 

^  425.  Proper  measure  of  fines. 

§  426.  Fines  must  be  imposed  for  dereliction  in  duties  incident  to  mem- 
bership.    Depositors. 

§  427.  Fines  upon  interest. 

?  430.    Interest  upon  fines. 

I  431.  Illegal  fines  deducted  from  debt. 

^  432.   Discretion  of  directors  in  remitting  fines. 

Purpose  of  Fines  in  Buildinj?  Associations. 

§  412.  Fines  are  essentially  an  incident  to  membership 
in  building  as.sociations,'  the  direct  outgrowth  of  the  obli- 
gation, resting  upon  every  shareholder,  regularly  and 
punctually  to  pay  the  dues  accruing  periodically  upon  his 
stock."  They  answer  a  purpose  very  different  from  that  of 
mere  punishment.  The  uninterrupted  and  certain  influ.x 
of  the  membership  dues  is  the  primary  condition  in  order 
to  the  success  of  the  entire  building  a.ssociation  enterprise. 
A  member  neglecting,  in  this  particular,  the  performance 
of  his  duty,  which  the  society  has  a  right  to  calculate 
upon,  disturbs,  to  the  extent  of  his  default,  the  cour.se  of 
its  business,  and  injures  every  individual  stockholder  to  the 
amount  of  his  proportionate  share  of  the  profit  which  would 
presumptively  be  derived  from  tlie  investment  of  the 
money  if   properly  paid.     Yet  in  the  end,  he  will  come  in 

'  See  ante,  §  71.  cash  in  payment  thereof    People's 

'  Dues  and    fines   are  payable  in  Building  and   Loan  Association  z'. 

cash,    and    the    trea.surer    has   no  Wroth,   43  N.  J.   Jy.    70.     And  see 

right,  and  cannot  be  authorized  by  ante,  ^^  178,  203. 

the  officers,  to  receive  anything  but 
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for  his  share  of  the  profits,  not  otherwise  than  if  he  had 
been  tlic  most  eonscientious  of  members.  Thns  he  will  be 
oettino-  an  advantag-e  over  and  above  his  fellows  :  he  will 
have  had  ihc  use  of  his  snljscription  money  for  a  lono^er 
period  than  tlie\-  had  theirs,  and  besides,  he  will  have  his 
proportionate  share  of  the  gains  made  upon  all  their 
prompt  pa>'ments,  whilst  he  will  lose  only  the  trifling 
amount  that  would  have  come  to  him  as  his  proportion  of 
the  profits,  whieh,  if  he  had  paid  his  dues  properly,  would 
have  accrued  from  such  payment  in  the  interval  between 
the  day  when  it  was  his  duty  to  make  it,  and  that  upon 
which  he  did  make  it.  It  follows  that  the  society  is,  in 
good  conscience,  entitled  to  be  made  whole  for  the  injury 
resnlting  from  tardy  payments.  Exactly  how  great  this 
injury  may  be,  it  is  impossible  to  estimate  with  accuracy  ; 
but  it  is  sufficient  to  warrant  the  association  in  making' 
such  provision  as  will,  on  the  one  hand,  reimburse  it  for 
any  losses  resulting  from  the  member's  negligence  ;  and,  on 
the  other  hand,  prevent  him  from  taking  advantage  of  his 
fellows  by  reaping  the  benefit  of  their  promptitude,  with- 
out either  bearing  an  equal  burden,  or  indemnifying  the 
society  for  his  delay.  This  is  accomplished  through  a 
system  of  fines,  which  are  not,  therefore,  to  be  regarded  as 
penalties  and  forfeitnres,  abhorred  by  the  law,  but  as  liqui- 
dated damages  for  a  breach  of  the  member's  original  con- 
tract, wherefor,  ex  ceqiio  et  bono^  the  society  is  entitled  to 
be  made  whole.' 

Lcg'al  Aspect  of  Fines  in  IJiiildiiig"  Associations. 

§  413.  It  is  upon  this  understanding  of  the  nature  of 
fines  in  building  associations,  that  they  will  be  aided  by 
the  courts  in  recovering  them  ;  for  the  law  will  not  enforce 
fines,  as  such,  because  it  is  a  settled  rule,  that  penalties 
agreed  npon  for  a  breach  of  contract  are  illegal.^  It  is,  in- 
deed, said  by  the  court,  in  one  case  :  ^     "  We  perceive  noth- 

'  Shannon  v.  The  Howard  Mutual  between  such  penalties  and  fines  in 

Building  Association  of  the  City  of  building  associations  is  pointed  out: 

Baltimore,  36  Md.  383.  see  next  section. 

*  Ocmulgee    Building    and    Loan  •'  Mulloy   v.  Fifth  Ward  Building 

Association    v.    Thomson,   52    Ga.  Association,  2  McArth.  (Supr.  Ct., 

427,  where,  however,  the  difference  D,  C. )  594;  Olin,  J,,  diss. 
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ing  in  the  character  of  these  associations,  to  relieve  them 
from  the  doctrine  of  equity  we  apply  to  other  cases  of  pen- 
alty for  the  nonpayment  of  money,  which  is  to  prohibit  its 
enforcement  upon  condition  that  the  primary  debt  be  paid 
with   interest."     The   dues   compose  the  debt,  "  which,  by 
fair  contract,  the  member  agrees   to   pay,  at  stated  times, 
into  the  treasury  of  the  society.     If  he  pay  them,  the  debt 
is  paid,  and  it  is  satisfied."     "  It  is  true,  indeed,  that  these 
fines,  which  are  provided  for  in  the  articles  of  building  as- 
sociations, have  been  fruitful  sources  of  profit,  and  that  the 
members  of  the  association   who  remain  such  to  the  end 
will  share  in  the  profits.     But  that  is  not  an  answer  which 
will   satisfy  the  oppressed  member  at  the  time,  or  lighten 
the  load   he  is  called   upon  to  bear.     If  all  the  members 
owned    the  like  number  of  shares,  and   all  obtained  the 
same   amount   of  advances,  and   all  were  to   make  default 
too-ether,  and   then   pav  their  several  fines  simultaneously, 
the  prosperity  of  such  association  by  these  means  would 
bring  it  speedily  to   a  winding  up  and  a  common  division 
of  the  profits,  when  each  man  would  find  his  penalties  re- 
turned  to  him,  slightly  diminished,  perhaps,  by  expenses. 
But  these  circumstances  are  not  likely  to  occur  in  the  his- 
tory  of  any  of  these  societies.     The  shares  held   by   the 
members  respectively  are   unequal  ;  some  of  the  members 
obtain  advances,  others  do  not.     Some,  through  misfortune 
in    business,  or  sickness,   or  other   causes,   are   unable   to 
make  their  monthly  payments  ;  and  so  it  happens  that,  at 
the  winding  up,  those  members  who  have  asked  for  no  ad- 
vances,  met  with    no   misfortunes,  and  have  incurred   no 
penalties,  gather  most   of  the  profits   collected  from  their 
less  fortunate  brethren.    The  advantages  are  for  the  strong  ; 
the  losses  fall  upon  the  weak.     This,  however,  is  only  the 
experience  of  mankind   in  every  department  of  life.     But 
it  often  becomes  the  duty  of  the  court  to  check  the  power 
of  the  former,  and  to  protect  the  latter  even  from  the  con- 
sequences of  their  own  voluntary  contracts."  '     Such,  how- 

'  In  this  case,  fines  for  default  in  cent,  per  month,  anfl  the  court  held 
the  payment  of  monthly  dues  had  that  chancery  would  interpose  to 
been  imposed  at  the  rate  of  ten  per      prohibit  the  collection  of  these  pen- 
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ever,  is  uoi  the  \ic\v  taken  ])y  the  vast  majority  of  judicial 
opinions  npon  this  snbjoct. 

§.}i4.  It  is  said  in  Ivno;land,  that,  when  a  fine  is  im- 
posed by  the  rnles  npon  any  borrowino^  mend3er  who  be- 
comes in  arrear  with  his  snb.scriptions,  this  is  not  interest 
in  the  way  of  a  penalty  so  as  to  entitle  the  member  to 
eqnitable  relief ;  '  and  in  Maryland,  fines  in  bnilding  as- 
sociations are  not  held,  in  any  sense,  to  come  within  the 
principle  which  forbids  a  conrt  of  eqnity  to  lend  itself  to 
enforcing  the  payment  of  fines,  penalties  and  forfeitnres." 
The  same  view  is  taken  in  Georgia,  where  they  are  treated, 
when  reasonably  assessed,  as  liqnidated  damages.^  And  in 
Mississippi  it  is  said  that  "  what  is  called  a  '  fine  '  (merely 
an  agreed  sum  as  liqnidated  damages)  is  imposed  for  every 
defanlt  in  payment,  as  a  spnr  to  prompt  payment,  so  as  not 
to  derange  the  process  of  componnding,  which  mnst  fail  if 
there  is  want  of  payment  as  agreed,  and  failure  of  wdiich 
would  cause  failure  of  the  scheme.  We  see  nothing 
wrong  in  members  of  full  age,  and  coinpos  mentis^  mutually 
binding  themselves  to  so  beautiful  a  scheme  for  reciprocal 
advantage,  and  being  held  to  the  performance  of  what  they 
have  agreed."  ^ 

Siibniission  to  Fines  an  Essential  Part  of  Kuilding- Associa- 
tion Loans. 

§415.   Indeed,   so  thoroughly  is  the  propriety  of  these 

charges  recognized,  that  in  Pennsylvania,  where,  under  the 

act  of   1859,   a  married  woman's  mortgage  of  her  separate 

estate  to  a  building  association   for  her  own  debt,  could 

bind  her  property  only  to  the  extent  of  the  amount  actually 

alties,  and  would  restrain  a  sale  of  2  Ch.  App.  255;  Matterson  v.  Eld- 
real  estate  by  virtue  of  a  deed  of  erfield,  Law  Rep.,  4  Ch.  App.  207; 
trust  given  to  secure  the  amount  ad-  20  L.  T.  Rep.,  N.  S.  503;  17  W.  R. 
vanced,  when  the  account  between  442;  33  J.  P.  326. 
the  parties  disclosed  that  nothing  ^  Shannon  v.  Howard  Mutual 
was  owing  the  society  except  fines.  Build.  Ass'n  of  Baltimore,  36  Md. 
It  does  not  appear,  however,  whether  383. 

the  association  was  incorporated  or  ^  Ocmulgee   Building   and   Loan 

not.  Ass'n  v.  Thomson,  52  Ga.  427. 

'  Parker  t'.  Butcher,  36  L.  J.,  Ch.  ■•Goodman    v.    Durant   Building 

552;    L.    R.,   3    Eq.    762.   See   also  and  Loan  Association,  14  So.  Rep. 

Thompson  v.   Hudson,   Law  Rep.,  146,  per  Campbell,  C.  J. 
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advanced  with  interest,'  her  mortgage  to  secure  a  loan  ob- 
tained by  her  husband  as  a  stockholder  in  a  building  asso- 
ciation, was  held  to  cover  and  stand  for  fines  incurred  by 
him  by  reason  of  his  default  in  payment  to  the  association.'^ 
And  in  Maryland,  it  is  said,  that,  where  a  mortgage  given 
to  a  building  association  by  one  of  its  members  recognizes 
the  obligation  of  fines  which  may  be  imposed  upon  him  by 
the  society,  and  stipulates  for  their  payment,  the  court, 
when  called  upon  to  foreclose  the  mortgage,  ex  parte^  or 
othervvise,  ought  to  allow,  in  the  ascertainment  of  the  in- 
debtedness of  the  mortgagor,  such  reasonable  and  legal 
fines  as  may  have  been  incurred  by  him,  by  his  own  con- 
sent, since  he  acknowledges  himself  bound  by  the  laws  and 
regulations  of  the  building  association  authorized  by  its 
charter,  when  he  has  been  in  default.^ 

§  416.  But,  though  an  essential  part  of  the  liability, 
which  a  member  who  becomes  a  borrower  is  subject  to,  and 
therefore  entirely  proper  to  be  included  in  and  secured  by 
the  obligation  given  by  him,  accrued  fines  are  ordinarily 
merely  personal  debts  of  the  share-holder.^  They  do  not 
become  part  of  his  mortgage  debt  unless  the  mortgage 
makes  them  so,"^  or  unless  constitution  or  by-law,  properly 
referred  to  in  the  mortgage,  declares  that  they  shall  be  col- 
lected out  of  the  proceeds  of  sale  of  property  pledged  to  se- 
cure a  loan  made  to  the  member  in  default."  And  it  has 
been  said  that  a  covenant  to  pay  "  all  fines  imposed  by  the 
articles  of  association  "  does  not  make  the  articles  a  part  of 
the  mortgage,  or  authorize  the  court  to  consider  them  in 
construing  it."     On  the  other  hand,  even  where  the  mort- 


1  Wolbach  V.  The  Lehigh  Build- 
ing Ass'n,  84  Pa.  211. 

*  Juniata  Building  and  Loan  As- 
sociation V.  Mixell,  84  Pa.  313.  See 
also  Massey  v.  The  Citizens'  Build- 
ing and  Savings  Association,  22 
Kan.  624;  Relief  Saving  Fund  As- 
sociation V.  Longshore  8  Luz.  Leg. 
Reg.  (Pa.)  199. 

'  Shannon  v.  The  Howard 
Mutual  Building  Association  of  the 
City  of  Baltimore,  36  Md.  383. 


*  Bowen  v.  Lincoln  Building  and 
Loan  Association,  (N.  J.  Ct.  E. 
and  A. )  28  Atl.  Rep.  67. 

•■■Building  Association  v.  Groes- 
beck,   17  Phila.  (Pa.)  242. 

*  Bowen  v.  Lincoln  Building  and 
Loan  Association,  supra. 

'  Robertson  v.  The  American 
Homestead  Association,  10  Md. 
397.  It  is  there  said  that,  in  case 
of  sale,  the  court  cannot  look  be- 
yond the  mortgage   itself  in  ascer- 
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gage  makes  no  mention  whatever  of  fines,  or  of  the  bor- 
rower's liability  to  pa\-  sueh,  the  borrower,  ha\-ing  paid 
them,  ean  claim  no  credit  for  them  upon  his  mortgage 
debt.'  "  Neither  the  condition  of  the  bond,  nor  the  terms 
of  the  mortgage,  contain  any  provision  for  the  collection 
of  these  fines.  The  complainants  (bnilding  association)  do 
not  claim  they  can  be  enforced  against  the  mortgaged 
premises  as  part  of  the  snm  to  be  raised  by  a  sale.  The 
contention  of  the  defendant  is,  that  .  .  .  there  never  were 
any  fines  for  want  of  power  to  impose  them,  and  the  money 
taken  in  payment  of  them  still  belongs  to  the  defendants, 
and  ninst  now  be  applied  by  the  conrt  in  discharge  of  the 
mortgage  debt."  The  conrt,  after  repelling  this  assump- 
tion, on  the  ground  that  there  was  no  usury  in  the  trans- 
action, directs  the  master  to  "  apply  each  monthly  pay- 
ment, first  in  payment  of  the  fines  of  that  month,  then  to 
the  monthly  installments  on  subscriptions  to  stock,  and  the 
balance  to  the  monthly  interest."  And,  it  may  be  added, 
where  the  constitution  or  by-law  makes  fines  a  lien  upon 
the  stock,"  they  are  in  practical  effect  necessarily  covered 
by  the  mortgage,  whether  it  expressly  includes  them  or 
not,  and  whether  it  refers  to  the  constitution  and  by-law 
or  not  ;  because  when  it  comes  to  obtaining  a  release  of  the 
mortgage  by  relinquishment  of  the  stock  to  the  society,  or 
to  applying  the  borrower's  stock  interest  to  the  liquidation 
of  his  indebtedness,  the  value  of  the  former  will  be  found 
diminished  by  the  amount  of  the  fines  chargeable  against 
it,  and  that  amount  will  have  to  be  made,  in  order  to 
satisfy  the  mortgage,  out  of  the  property  mortgaged,  if  not 
otherwise  paid. 

Liegality  of  Fines  Indepciidently  of  Statute. 

§  417.   It  has  been  intimated  that  the  power  to  impose 

taining   the    sum  due,    where   the  '  Clarkville   Building   and    Loan 

rules  and   articles  of  the  building  Association  v,   Stephens,   26  N.  J. 

association  are  not  so  referred  to  as  Eq.  351. 

to  make  them  a  part  of  the  mort-  ^  See  an  intimation  in  Bowen  ?,'. 
gage,   or  call  the  court's  attention  Lincoln  Building  and  Loan  Associa- 
te them.    But  see  McCahan  v.  The  tion,  supra,  per  Dixon,  J. 
Columbian    Building     Association 
of  East  Baltimore,  40  Md.  226. 
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and  collect  fines  is  dependent  upon  and  to  be  measured  by 
the  terms  of  the  charter  of  the  association,  and  does  not  exist 
except  by  authority  of  charter  derived  from  statutory  enact- 
ment sanctioning  their  imposition  ;  and  that  consequently, 
where  this  is  wanting,  fines  cannot  be  enforced,  and,  if 
paid  b}'  a  borrower,  must  be  defalked  from  the  amount  due 
by  him  to  the  association/  That,  wherever  the  statute  has 
undertaken  to  regulate  the  matter  of  fines  in  building  asso- 
ciations, the  power  to  impose  them  is  to  be  measured  by 
the  enactment,  admits  of  no  question."  But  if  the  theory 
of  fines  in  such  associations  as  above  described  is  correct  ; 
and  if  it  is  true  that  corporations  have  all  the  powers  by 
implication  which  are  essential  to  the  exercise  of  those  ex- 
pressly granted,^  then  a  building  association  lawfully  exist- 
ing as  such  must  have  the  right  to  impose  and  collect  fines 
for  non-payment  of  membership  dues  even  though  the 
statute  under  which  it  is  incorporated  makes  no  provision 
for  their  imposition  or  collection.  And  so,  indeed,  it  has 
been  decided.^ 

Regulation  of  Fines  Belongs  to  By-Law.    Kiiles  to  be  Ob- 
servoil. 

§  418.  Under  the  statute  and  charter,  the  regulation  of 
the  fines  is  ordinarily  left  to,  and  becomes  the  proper  pro- 
vince of,  the  by-laws.  But,  even  without  any  distinct  statu- 
tory qualifications,  the  power  is  subject  to  well-settled  re- 
strictions. These  are  principally,  (i)  that  the  fines  to  be 
charged  must  be  certain  and  notoriously  established  by  by- 
law ;  (2)  that  they  must  be  reasonable,  and  not  grossly  op- 
pressive ;  (3)  that,  in  general,  they  must  be  fines  imposed  for 
the  neglect  of  duties  which  the  member  owes  as  a  corpor- 
ator. 

'  Lincoln   Building   and  vSavings  Link  v.  Gennantown  Building  As- 

.\ssociation,   appellee,    v.  Graham,  sociation,  89  Id.  15. 

appellant,    7    Neb.     173;    Same    f  «  See     Lynn    r.      Freemansburg 

Beiijauiiu  and   Benjamin,  lb.    181.  Building  and  Loan  Association,  117 

The   same    doctrine    was   held    in  Pa.  i. 

Pennsylvania.    See  Jarrett  v.  Cope,  ^  See  ante,  §§  217,  et  seqq. 

68  Pa.  67;  Rhoads  v.  Hoernerstown  ■•  Goodman   v.    Durant   Building 

Building    Association,  82    Id.    180;  and  Loan  Association,    (Miss.)    14 

So.  Rep.  146. 
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Fiiu's  must  be  Notorious,  Certain,  aiul  Tixed  by  I$.v-Li\w. 
I'oiislrut'tion  of  Ambiguous  Provisions. 

^  419.  It  is  necessary  that  every  ineiiiber  should  be 
aware,  in  achaiice,  of  the  consequences  of  any  action  or 
omission  in  violation  of  the  rnles  of  the  society.  These 
rnles  or  by-laws  should,  therefore,  be  explicit  and  imequiv- 
ocal  upon  the  subject.  "  The  rules  imposing  fines  should 
be  very  precise  in  their  terms,  and  clear  in  their  meaning, 
as  the  courts  do  not  like  penalties  of  any  kind,  and  gener- 
ally decide  against  them  if  possible."  '  Fines  cannot  be 
collected  at  all  unless  they  are  imposed  by  charter  or  by- 
law." They  must  be  created  by  unambiguous  language.^ 
If  the  by-law  imposing  them,  by  reason  of  ambiguousness, 
admit  of  several  interpretations,  the  courts  will  adopt  that 
most  favorable  to  the  member  and  least  favorable  to  the 
association. 

§  420.  So,  where  the  rule  was,  that  "  mortgagors  ne- 
glecting to  pay  their  monthly  repayments  will  be  subject  to 
fines  at  the  rate  of  three  per  cent,  per  share  for  the  first 
month,  and  for  each  and  every  succeeding  month  three- 
pence per  share  additional  on  such  repayments,"  the  asso- 
ciation was  allowed  to  collect  only  one  fine  of  threepence 
on  each  share  of  the  defaulting  member.  This  was,  in- 
deed, less  than  the  member  himself  had  contended  for. 
The  society  claimed  threepence  per  share  for  the  first 
month,  sixpence  for  the  second,  ninepence  for  the  third, 
and  so  on,  adding  threepence  for  each  month.  It  was  con- 
tended against  this  claim,  that,  if  the  society  were  allowed 
under  the  rule  to  put  on  cumulative  fines  in  arithmetical 
progression,  it  would  work  a  forfeiture,  and  that  no  court 
of  equity  would  put  a  construction  on  an  ambiguous  rule 
which  would  amount  to  a  forfeiture  of  a  man's  estate ;  and 
it  was  suggested  that  the  most  that  could  be  charged  under 
the  rule  was  sixpence  per  share  for  each  month's  default 
after  the  first ; — that  was,  sixpence  for  the  second,  sixpence 


'  Davis,    Law  of    Building,    etc.,  '  Occidental  Building  and  Loan 

Societies,  p.  36.  Association  v.  Sullivan,  62  Cal.  394. 

'  Building  Association    v.  Schul- 
ler,3W.  N.  (Pa.)  431. 
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for  the   third,   and  so  on.     But   the   court  (Flanagan,  J.) 
said  : — "  What  is  the  true  construction  of  the  rule  ?   I  con- 
fess that  I  have  felt  considerable  difficulty  in  putting  a  con- 
struction upon  it.     The  society  consists  of  members  and 
borrowers,  and  the  latter  may  be  third  parties.     The  bor- 
rowed  money  ought  to  be  repaid  by  monthly  installments 
— so  much   for  principal,  and  so  much  for  interest.     The 
owner  of  the  estate,  after  some  months,  ceased  to  pay  the 
installment,  and  then   the  society  put  their  rule  in  force. 
They  construed  this   to  mean  that  they  might  multiply 
these  fines  in  arithmetical  progression  month  after  month, 
and   then  add  them  all  together.     It  is  enough  to  say,  that 
after  about  twenty  months  the  fines  amounted  each  month 
to  nearly  as  much  as  the  installments,  and  if  the  rule  had 
not  been  changed,  would  have  largely  exceeded  the  install- 
ment itself   ...   I  think  that  the  rule  admits  of  three  con- 
structions,— the  one  contended  for  by  the  society,  the  other 
suo-o-ested   in  the   argument  for  the  borrower,  and  a  third, 

too  *-^ 

more  favorable  for  him,  which  I  think  the  right  construc- 
tion, and  that  is,  that  the  society  are  only  to  be  allowed  one 
fine  of  threepence  on  each  share."  ^ 

§  421.  So,  too,  under  a  by-law  providing  that  "  if  any 
stockholder  shall  neglect  or  refuse  to  pay  his  weekly  dues 
as  often  as  the  same  shall  be  payable  .  .  .  every  stock- 
holder so  neglecting  or  refusing  shall  forfeit  and  pay  the 
additional  sum  of  ten  cents  for  every  share  by  him  held 
for  every  such  weekly  neglect  or  refiisal,  to  be  charged 
with  the  weekly  dues," — it  was  held  that  one  fine  only 
could  be  charged  on  any  number  of  omissions  to  pay  one 
particular  installment."  And  under  a  by-law  providing, 
that  "if  any  person  shall  neglect,  omit,  or  refuse  to  pay  his 
or  her  weekly  dues  at  the  time  required  hereby,  he  or  she, 
as  the  case  may  be,  shall  be  fined  ten  cents  weekly,  for  each 
and  every  dollar,  remaining  unpaid  ;  " — it  was  held  that 
only  one  fine  could  be  imposed  for  the  non-payment  of  the 
weekh-  installment  as  it  fell  due,  and  not  repeated  fines  for 

'  111  re  Tierney,  9  Ir.  Rep.,  I-cj.  i;       tual    Building   Association   of    the 
8  Ir.  L.  T.  Rep.  29.  City  of  Baltimore,  36  Md.  383. 

*  Shannon   i\  The   Howard  Mu- 
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every  week  that  it  may  have  been  allowed  to  stand  in  ar- 
rear.'  Where  it  was  provided,  that,  "whenever  and  so 
often  as,  the  borrower  should  make  default  in  the  payment 
of  any  of  the  said  monthly  installments,"  he  should  "  pay 
to  the  society  is.  in  the  pound  for  each  and  every  pound 
of  said  installment  so  left  unpaid,"  and  the  society  claimed 
not  only  is.  in  the  pound  for  the  month  in  which  default 
was  made,  but  for  all  subsequent  months  during  which  it 
remained  unpaid,  and  also  is.  in  the  pound  for  every  frac- 
tional part  of  a  pound  ;  it  was  held  that  they  were  entitled 
only  to  IS.  in  the  pound  for  the  month  in  which  default 
was  made,  and  that  they  could  take  nothing  on  the  frac- 
tion of  a  pound."  Similarly,  where  the  table  of  fines  ex- 
hibited in  the  rules  was  arranged  in  such  order  from  the 
first  to  the  sixth  month  as  to  make  fines  progressive  from 
month  to  month,  but  there  was  no  express  charge  for  the 
seventh  and  subsequent  months ;  the  court  held  that,  ac- 
cording to  the  true  construction  of  the  table,  the  fines  were 
not  to  increase  in  amount  after  the  sixth  month.^  And 
where  the  by-law  provided  that  a  stockholder  failing  to  pay 
his  monthly  assessment  should  be  fined,  for  the  first  and 
second  weeks,  five  cents,  the  third  week  ten  cents,  and 
each  successive  week  fifteen  cents  per  share,  it  was  held 
that,  though  the  default  continued  for  several  successive 
months,  the  highest  fine  that  could  be  imposed  was  fifteen 


'  The    Moniimental     Permanent  eties,  p.  276.     In  German  building 

Building  and  Land  Society  of  Eal-  associations  the  penalty  is  fixed  by 

timore   :'.  Lewin,  38  Md.  445.     See  charging   (a)   interest   at  a  certain 

similarl}-,    Building  Association   v.  rate  per  cent. ,  to  run  from  the  date 

Schuller,  3  W.  N.  (Pa.)  431.  of  the  default  to  that  of  final  pay- 

^  Three    Towns    British    Mutual  ment  of  the  amount  due;  and  {d)  a. 

Deposit  and  Loan  Society  ( Lim. )  conventional  penalty  at  a   certain 

V.   Doyle,  7    L.   T.  Rep.,  N.  S.  276;  rate  per  cent,  running  in  the  same 

S.  C,   II  W.  R.  22;  13  C.  B.,  N.  S.  way.  Satzungen  des  Bau-und  Spar- 

290;    [106   Engl.    C.    L.    Rep]     It  Vereins    in    Frankfurt    atn   Main, 

is,  therefore,  said  to  be  advisable  to  1S75. 

impose  the  fines  in   proportion   to  ^  Lovejoy  z'.  Mulkarn,  37  L.  T., 

the   number  of  shares  held  l)y  the  N.    S.   77;    46  L.  J.,  Cli.   Div.   630. 

defaulter,  and  not  to  the  amount  of  But  that  amount   was    chargeable 

the   subscriptions   due   from    him.  beyond  the  six  months. 
Davis,  Law  of  Building,  etc.,  Soci- 
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cents  per  week  for  each  share,  and  that  duplicate  fines  of 
five  and  ten  and  fifteen  cents  could  not  be  collected.^ 

Fines  must  be  Keasonable.    Fines  upon  Fines,  or  in  Pro- 
gression. 

§  422.   It  has  been  seen   that  fines,  in  order  to  be  en- 
forceable, must  be  established  by  by-law."    It  has  also  been 
seen  that  by-laws,  in  order  to  be  valid,  must  be  reasonable 
and  equitable.^     It  follows  that  the  test  of  the  legality  of 
fines  imposed   without  express  statutory'  sanction  must  be 
that  of  their  reasonableness,  their  equitableness,  in  view  of 
the   purposes   to  be  accomplished,  and   the   objects  to  be 
served  by  them.^     The  same  test,  however,  applies  equally 
where  the  power  to  ordain  fines  is  expressly  conferred  by  a 
statute  which  does  not  prescribe  their  precise  amount  nor 
define  the  limits  of  the  power  granted.     Where  the  statute 
does  these  things,  the  measure  established  by  it  is  binding, 
of  course,  upon   each  association,  in  the  sense  that  the  by- 
laws of  the  latter  may  ordain  fines  of  less,  but  may  not 
ordain  fines   of  greater  amount.     But  where  the  statute  is 
silent  upon  this  subject,  simply  giving  the  power  to  ordain 
and  collect  fines,  the  exercise  of  the  power  by  the  associa- 
tion  is  still  restricted   within   the   boundaries  of  what  is 
reasonable  and  equitable.     There  is  not  "  any  case  in  which 
an  unlimited   authority  to  impose  fines  by  a  building  asso- 
ciation has  been  declared  by  any  court."''     In  Ohio,  Sec.  2 
of  the  Act  of  9  May,  1868,  authorized  the  levying,  assess- 
ing  and   collecting   from    the    members    '*  such    sums   of 
monev,  bv  rate  of  stated  dues,  fines,  ...  as  the  corporation 
by  its  laws  may  adopt."     There  is  here  no  limitation  as  to 
aniount    or   occasion   of   the   imposition  of   the  fines  upon 
members,  except  as   prescribed   in  the  by-laws  adopted  by 
the  corporation,  and   there   is  no  express  limitation  on  the 
power  of  the  corporation   to  adopt  by-laws.      "  It  is  to  be 

'  Gouckenour  v.  Sullivan   Build-  «  Supra,  \  419. 

ing  and  Loan  Association,  119  Ind.  ^  Ante,  §  268. 

441;    2r   N.    K.    Rep.   1088.     So,    a  "See      Lynn     v.     Freeniansburg 

provision  for  a  fine  of  ten  cents  per  Building  and  I/jan  Association,  117 

month  for  failure  to  pay  monthly  Pa.    i,  ir. 

interest   gives   the    right  to  collect  f- Ibid.,  p.  lo,  per  Green,  J.    • 
only  that  aniount  each  month:  ibid. 
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regTetted,"  says  the  court,  "  that  the  Legislature  was  not 
more  specific  iu  niakiug  the  grant  of  power  thus  intended 
to  be  conferred.  .  .  .  That  there  are  limits,  however,  be- 
yond which  the  corporation,  by  its  by-laws,  cannot  go,  is 
undoubted,  (i.)  The  amount  of  the  fine  must  be  reason- 
able. (2.)  It  can  be  imposed  only  by  way  of  punishment 
for  some  delinquency  in  the  perforuiance  of  a  duty  which 
the  member  may  owe  to  the  corporation  by  reason  of  his 
membership.  (3.)  It  is  unreasonable,  and  therefore  we 
assume  that  the  Legislature  did  not  intend  that  more  than 
one  fine  should  be  imposed  for  the  same  delinquency."  ' 
The  court  further  declares,  that  the  application  of  these 
tests  cannot  be  resisted  on  the  ground  that  fines  imposed 
under  such  by-laws  must  be  regarded  as  conventional  be- 
tween the  corporation  and  the  member.  The  by-laws  are 
undoubtedly  adopted  by  a  majority ;  but  the  Legislature 
did  not  intend  that  the  assent  of  the  minority,  or  of  any 
member,  to  the  imposition  of  fines,  should  in  all  cases  be 
conclusively  presumed.  The  true  intention  was,  that  the 
power  to  assess  unreasonable  fines,  or  to  assess  for  any  other 
cause  than  the  delinquency  of  a  corporator,  or  to  assess 
twice  for  the  same  offence,  should  not  exist  in  the  cor- 
poration. A  second  fine  for  the  non-payment  of  the  same 
due  is  a  second  punishment  for  the  same  offence.  The 
non-payment  of  the  same  stated  due,  at  a  subsequent  day,  is 
not  a  new  offence.  The  obligation  to  pay,  when  the  due 
first  matured,  was  complete.  No  new  obligation  to  pay  it 
is  undertaken  by  the  member ;  but  the  obligation  or  duty 
to  pay  it  at  maturity  continues  after  default,  until  payment 
be  made.' 

§  423.  If  the  effect  of  this  last  case  is  designed  to  be,  to 
declare  the  charging  of  a  second,  or  any  number  of  sub- 
sequent fines,  for  continued  default  in  the  payment  of  the 
same  due,  necessarily  and  under  all  circumstances  un- 
reasonable and  illegal,  without  regard  to  the  wording  of 
the  by-law  imposing  it,  or  to  the  proportion  the  fine  bears 

"  Hagermaii  v.  The   Ohio   Build-  =  See,  to  the  same  effect,  Forest 

ing  and    Savings    Association,    25       City  United  Land  and  Build.  Ass'n 
Ohio  St.  186.  V.  Gallagher,  25  Ohio  St.  20S. 
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to  the  amount  of  the  arrears,  when  the  statute  contains  no 
restriction  upon  the  building  association  in  this  particular  ; 
its  doctrine  is  probably  too  sweeping.  Such  impositions 
have  been  passed  by  courts  repeatedly  without  question/ 
and  in  New  York  it  was  distinctly  said  that  a  member  may 
not  only  become  liable  to  a  fine  for  neglect  to  pay  his  dues, 
but  to  additional  fines  for  continued  neglect,  and  entitled 
to  relief  only  when  there  had  been  deception  practised 
upon  him,  or  the  operation  of  the  rule  was  manifestly  and 
outrageously  oppressive.^  The  case  in  Maryland,  in  which, 
also,  it  was  held  that  only  one  fine  could  be  charged  for 
the  neglect  to  pay  a  certain  installment,  turned  like  the 
English  cases  above  referred  to,  upon  the  wording  of  the 
article  of  the  by-laws  :  "  If  any  stockholder  shall  neglect 
or  refuse  to  pay  his  weekly  dues  as  often  as  the  same  shall 
be  payable  as  aforesaid,  every  stockholder  so  neglecting  or 
refusing,  shall  forfeit  and  pay  the  additional  sum  of  ten 
cents  for  every  share  of  stock  by  him  held,  for  every  such 
weekly  neglect  or  refusal,  to  be  charged  with  the  weekly 
dues."  Upon  this  rule  it  was  held  that  only  one  fine  could 
be  charged.^  Similarly,  in  Pennsylvania,  under  the  follow- 
ing clause  in  the  articles  of  the  association  :  "  In  case  any 
stockholder  shall  neglect  or  refuse  to  pay  his,  her,  or  their 
monthly  dues  or  interest,  such  stockholder  shall  forfeit  and 
pay  the  additional  sum  of  ten  cents  on  each  dollar  due  by 
by  him,  her,  or  them,  for  every  such  monthly  refusal  or 
neglect,  to  be  charged  with  the  monthly  dues  ;  but  no  fines 
shall,  in  any  case,  be  charged  on  fines,"  the  court  held  the 
imposition  of  fines  for  the  unpaid  dues  of  past  months  to  be 
excluded.' 

'  See  Lovejoy    v.  Mulkani,  37  L.  Building  Association  of  the  Cit}-  of 

T.,  N.  S.  77;  46  L  J  ,  Ch    Div.  630.  Baltimore,  36  Md.  383. 

And  see,  supra,  the  grounds  upon  '  Building  Association   v.  Schul- 

which    the    English    cases    con  Ira  ler,    3   W.    N.    C.    431.      Compare 

were  ruled.  James   D.    Howley    Building  Asso- 

"^  The  Citizens'  Mutual  IvOan  and  cialion  v.  Taylor,  39  Leg.  Int.  (Pa.) 

Accumulating   Fund  Association  v.  412,  where  a  hy-law  providing  that 

Webster,  25  Barb.  (N.  Y. )  263.    See  a  member  in  dt-fault  "  shall  forfeit 

alsoBuilding  Association  z'.  George,  and  pay  the  additional   sum   of  5 

3  W.  N.  (  Pa. )  239.  cents  for  each  and  every  dollar  due 

3  Shannon  c'.  The  Howard  .Mutual  by  him  or  her  at  each   and  every 
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§  424.  But  the  courts  luwe  been  iiuauimous  in  dis- 
countenancing; a  repeated  imposition  of  the  same  fine  in- 
creased, ever)-  time,  upon  the  principle  of  arithmetical  pro- 
gression. Thus,  where  the  fine  upon  each  share's  dues  in 
arrear  was,  for  the  first  month,  12  cents;  for  the  second 
month,  T^j  cents  ;  for  the  third  month,  75  cents  ;  for  the 
fourth  month,  $1.25,  and  for  every  following  month  50 
cents  more  than  the  amount  charged  in  the  preceding 
one,  the  rate  was  held  to  be  unreasonable  and  exorbitant.^ 
And  so  was  the  imposition  as  a  fine  upon  stockholders  de- 
linquent in  payment  of  monthly  dues  of  "  the  additional 
sum  of  10  cents  monthly  on  each  and  every  dollar  due."^ 

Proper  ]>Ieastire  of  Fines. 

§  425.  The  proper  measure  of  fines  is  the  real  damage 
the  building  assocation  sustains  from  the  failure  of  a  mem- 
ber to  pay  his  dues,  which  damage  is  really  equal  to  in- 
terest upon  the  amount,  together  with  the  proportion  com- 
ing to  it  from  the  then  obtainable  premiums  upon  the  sale 
of  money.^  The  fine  should  be  slightly  in  excess  of  this,^ 
so  as  to  make  it  more  profitable  to  the  member  to  pay 
promptly  than  to  lag  behind.  A  fine  of  from  one  to  two 
per  cent,  per  month,  would  in  nearly  all  cases  be  sufficient 
and  just.''     In  Pennsylvania,  that  measure  is  established  by 

monthly  meeting  ;  each  and  every  lyoan  and  Accumulating  Fund  As- 
such  monthly  neglect  or  refusal  to  sociation  z:  Webster,  25  Barb.  (N. 
be  charged  with  the  monthly  dues, "  Y. )  263. 

was  held  to  authorize  fines  upon  ^  Lynn  v.  Freemansburg  Build- 
fines  :  and  Re  Middlesborough  ing  and  Loan  Association,  117  Pa. 
Building  Society,  54  L.  J.,  Ch.  D.  i. 

592,    where   under  a   rule   making  ^  Ocmulgee  Building    and   Loan 

fines  chargeable  "  at  the  rate  of  5  Association    v.    Thomson,    52   Ga. 

per  cent,   per  month  on  the  total  427. 

amount  in  arrear,"  it  was  held  that  ''  lb. 

the  monthly  fine  was  to  be  calcu-  »  Lynn    v.  Freemansburg  Build- 

lated  at  the  rate  of  5  per  cent,  per  ing  and  Loan  Association,  117  Pa. 

month  on  the  amount  of  previous  i,    12. — See,    also    Davis,    Law  of 

fines   and  other  payments  due,  as  Building,   etc.,   Societies,  pp.   202- 

well  as  of  principal  and  interest  in  203:    "It   is  true   that  those   who 

arrear,  and  that  the  rule  was  rea-  suffer  have  made   the   law   which 

sonable,  binds  them,  or  subscribe  or  agree 

'  Second  New  York  Building  As-  to  it  on    becoming  members,    but 

sociation  v.  Gallier,  cited  by  Birds-  through    the    ignorance   of   those 

eye,    J. ,    in  the   Citizens'    Mutual  who  draw  the  rules  the  law  is  often 


§  427-] 


pine;s. 
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leofislative  enactment ;  ^  and  that  circnmstance  is  held  to  be 
a  declaration  that  fines  in  excess  thereof  are  oppressive  and 
unreasonable  by  policy  of  law,  even  in  building  associations 
incorporated  under  previous  statutes,  to  which  that  enact- 
ment is  not  strictly  applicable.^  In  the  absence  of  such  a 
guide,  the  precise  proportion,  which,  within  the  limits  of 
reason  and  equity,  a  fine  may  bear  to  the  sum  in  default, 
must  depend  greatly  upon  the  circumstances  of  time  and 
place,  determining  the  amount  of  the  loss  entailed  upon  the 
society  by  the  default  and  the  necessity  of  stimulating 
prompt  observance  of  membership  duties,^ — remembering 
that  excessive  fines  must  directly  tend  to  destroy  the 
primary-  object  of  the  society's  usefulness,  the  assistance  of 
those  who  have  small  means. 


Fines  must  be  Imposed  for  Dei-elictious  in  Dnties  f  nci«lent 
to  Membership.     Depositors. 

§  426.  An  authority  given  by  statute  to  building  asso- 
ciations to  impose  fines  upon  its  members,  does  not 
authorize  their  imposition  upon  persons  holding  the  rela- 
tion of  depositors  merely.'  It  is  an  incident  to  member- 
ship, and  justifiable  only  on  the  ground  of  a  member's  full 
participation  in  the  profits  of  a  scheme  of  nuitual  gains  and 
liabilities  which  does  not  extend  to  any  but  members. 

Finos  upon  Interest. 

§  427.  The  distinction  which  is  taken  in  Ohio,  under  a 
statute  authorizing  fines  upon  neglect  to  pay  dues,  between 
fines  imposed  for  such  default  and  fines  imposed  for  default  in 
the  payment  of  interest  on  a  loan,  seems  also  to  l)e  recog- 
nized   in    West    Virginia.       Fines    in   the   latter  case  are 


marie  unnecessarily  oppressive  .  .  . 
A  default  in  payment  implies  weak- 
ne.ss,  for  the  time  being,  at  least; 
why,  then,  should  the  overbur- 
dened be  further  oppressed  ?  If  one 
stumbles  under  a  weary  load,  can 
he  rise  the  belter  if  his  burden  is 
increased  to  twice  its  original  size 
while  he  lies  prone  upon  the 
earth?" 

'  Act  10  Apr.  1879,  7-  L.  17. 


-Lynn  i'.  Freemansburg  Building 
and  Loan  Association,  ubi  supra. 

'^  In  McGannon  v.  Central  Build- 
ing Association,  19  W.  Va.  726,  a 
fine  of  10  cents  for  failure  to  pay 
weekly  dues  of  25  cents,  the  jiar 
value  of  the  shares  being  $150,  was 
held  reasonable. 

*  Ilagerman  i'.  Ohio  Building  and 
Savings  Association,  25  Ohio  St. 
186. 
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held  to  be  illeoal,   liccausc,  the  objeet  of  fines  being-  to 
reach  the  member  in   his  relation  as  member,  the  statute 
did    not    contemplate    exposing    him,     under    the    same 
clause,    to  additional   and  separate  penalties,  in  a  charac- 
ter   which     is    distinct    from    that    of   membership,    viz.  ; 
that   of  debtor.'      And   where,    under  the  statute  or    the 
rules  of  the  society,  the  installments  on  account  of  stock- 
payments    and   of    interest  are   lumped   in   one  periodical 
contribution,  and  the  fine  is  levied  at  a  certain  rate  per 
share,   it   is   improper  to  divide    the  whole  sum   into  its 
constituent   elements,  so  as  to  levy  two  fines  for  its  non- 
payment,— one    on    account    of    dues    of   stock-payments, 
or  principal  ;    the  other  on    account    of  dues    of  interest. 
Thus,  in  :\Iaryland,  the  court,  holding  that  the  statute  de- 
signed   the    joining    of   the    two    kinds    of  dues  in    one 
periodical  payment,    declares :     "  There  is  no  reason  nor 
authority  under  the  law,  for  the  subdivision  of  the  princi- 
pal and  interest,   and  separate   and   independent  by-laws, 
imposing  distinct  fines  for  the  non-payment  of  each  ;  " — 
and  the  building  association  was  not  permitted  to  recover 
the  fines  assessed  under  a  by-law  authorizing  their  imposi- 
tion for  default  upon   dues  of  interest,  at  the  rate  of  ten 
cents  per  share,  the  same  fine  being  previously  and  addi- 
tionally charged  for  defaults  in  the  discharge  of  stock-pay- 
ments   and    principal.-     "  The    weekly    installments    and 
weekly  interest  constitute  but  one  debt,  and  the  weekly  in- 
terest, according  to  our  construction  of  the  terms  of  the 
law,  ought  to  be  included  in  the  weekly  dues,  ....   that 
is,  the  portion  of  the  principal  properly  so  called  payable 
weekly,  and    the  proportional   interest,    weekly    payable, 
constitute  the  weekly  installment,  and  make  up  the  weekly 
indebtedness,   which,   if  not  paid  punctually,  subjects  the 
party  to  a  fine,   if  the  company  think  proper  so  to  deter- 
mine by  its  by-laws."^     The  question  is  by  no  means  free 


'  Hagerman   v.  The  Ohio  Build-  Building,   etc.,  Association,    19  W. 

ing    and    Savings   Association,    25  Va.  744. 

Ohio  St.   186;    Forest  City  United  «  Shannon     v.    Howard    Mutual 

Land  and  Building  Association  v.  Building  Association,  36  Md.  383. 
Gallagher  lb.   208;  Parker  v.  U.  S.  ^  Ibid. 
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from  difficulty.     Were   the  advancement  by  the  buildino; 
association  to  its  member  a  mere  loan,  and  the  payment  of 
interest  a  mere  consideration  for  the  forbearance  of  that  loan, 
the  reasoning  of  the  aboye  cases  would  be  decisiye.     But 
its  force  is  materially  diminished  when  it  is  remembered 
that  the  transaction  is  not  one  of  loan  onh',  and  that,  when 
the  advancement   is  taken,   the  regular  payment  of  inter- 
est, or  its  equivalent,  under  some  other  name,  is  just  as  im- 
portant to  the  society  and  is  just  as  much  a  source  of  profit 
to  the  borrowing  member  as  the  pa}'ment  of  dues.     It  is 
added  to  the  common  fund  ;  it  is  reinvested  for  the  benefit 
of  the  borrower  as  well  as  of  this  fellows  ;  it  is  a  substantial 
element  in  the  achievement  of  the  final  result,  the  liquida- 
tion of  all  shares  at  their  par  value,  in  which  all  the  mem- 
bers of  the  society,  whether  borrowers   or  investors,   are 
equally  interested.     A  share  of  the  profits  made  upon  the 
investor's  contributions  goes  to  make  up  the  accumulation 
upon  the  borrower's  shares,  by  means  of  which  his  debt  is 
to    be  cancelled.     And  equally   does  the  whole  plan  con- 
template  the   prompt  payment  of  interest  or  redemption 
moneys.     The  loan  itself  is  granted  to  the  member  on  the 
ground  of  his  membership  relation,  and  all  the  disadvant- 
ages resulting  from  dereliction  in  payment  of  dues,  and  all 
the  unfair  advantages  which,  without  the  equalizing  effect 
of  fines,   would   result   to  him  from  his  dereliction  in  this 
respect,    and    which    that    system    is    intended    to    guard 
against,  must  result  equally  to   the   one  and  to  the  other 
from   a  failure  to  make  his  regular  interest  payments, — at 
least  if  the  society  permits  liim  to  go  on  in  his  default  and 
dpes  not  insist  upon  immediate  liquidation  of  the  indebted- 
ness, which  may  be  a  great  hardship  to  the  borrower. 

§  428.  In  England,  indeed,  the  legality  of  fines  upon 
interest  seems  to  be  amply  sustained.  In  Parker  v. 
Butcher,^  decided  in  1867,  the  loan  was  repayable  by 
monthly  contributions  covering  principal  and  interest,  and 
imposed  fines  for  non-payineut  of  contributions  at  the  rate 
of  a  sliilling  per  pound  per  month.  It  was  contended  that 
this  imposed  a  penal   interest  of  sixty  per  cent,  for  every 

1  Law  Rep.  3  Eq.  762;  36  L.  J.,  Ch.  552. 
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installment  of  principal  and  interest  due  from  the  advanced 
member  so  lon^-  as  it  was  in  arrear,  and  that  this  was  un- 
reasonable. Ihit  Romilly,  M.  R.,  decidino;  that  the  fine 
was  reasonable,  and  that  the  borrower  could  not  redeem 
a  mortgage  to  the  societ)-  without  payiug  the  fines  he  had 
incurred,  said  : — "  I  see  nothing  unreasonable  in  it.  It  is 
a  matter  well  understood  between  the  contracting  parties, 
and  it  is  a  contract  which,  in  the  absence  of  all  fraud  or 
undue  pressure,  the  parties  were  perfectly  competent  to 
enter  into.  Neither  do  I  see  anything  in  the  shape  of  for- 
feiture in  the  transaction.  It  is  true  that  the  court  will 
not  allow  a  person  to  contract  to  receive  a  given  rate  of  in- 
terest, and  to  stipulate,  that,  if  not  paid,  the  rate  of  inter- 
est shall  be  increased,  but  this  has  no  resemblance  to  that 
case.  It  is  simply  such  a  transaction  as  the  following : 
One  man  lends  to  another  ^loo,  to  be  repaid  on  a  given 
day,  and  if  it  be  not  repaid  on  that  day,  it  shall  bear  inter- 
est at  the  rate  of  sixty  per  cent.  ;  that  is,  no  doubt,  a  high 
rate  of  interest,  but  since  the  repeal  of  the  usury  laws  I 
see  nothing  illegal  in  the  transaction  if  there  be  no  con- 
cealment and  no  undue  pressure,  and  the  parties  perfectly 
understand  and  assent  to  the  contract.  If,  then,  such  a 
transaction  is  legal,  does  it  become  illegal  because  the  loan 
is  to  be  repaid  by  installments,  as  if  a  man  lent  another 
;^ioo,  to  be  repaid  by  sums  of  ;^io  per  month,  with  inter- 
est at  the  rate  of  sixty  per  cent,  on  every  installment  un- 
paid ?     I  think  it  does  not."^ 

§  429.  But  obviously,  the  doctrine  of  this  case  is  not 
applicable  in  those  states  of  this  country  where  there  is 
still  a  statutory  prohibition  upon  usurious  reservations.  It 
is  not  an  answer  to  say  that  fines  are  simply  liquidated 
damages  for  the  non-performance  of  a  covenant  or  prom- 
ise. That  theor>^  justifies  their  imposition  for  neglect  of  a 
pure  membership  duty,  though  it  consist  simply  in  the 
duty  of  paying  money,  because  that  duty  results  from  a 
covenant  implied  in   the   membership  relation.     But  the 

'  In  Re  Middlesborough  Building  upon  the  whole  amount  in  arrear 
Society,  54  L.  J.,  Ch.  D.  592,  a  pro-  by  a  member,  inckiding  interest 
vision   for   fines  by    a    percentage       upon  his  loan,  was  also  sustained. 
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duty  to  pay  interest  upon  money  loaned  is,  after  all,  not  an 
incident  of  membership,  but  a  result  of  the  contract  of 
loan,  and  interest  at  the  legal  rate  is  but  a  compensation, 
and  the  only  compensation  which  usury  laws  allow,  for  the 
use  of  money.  It  would  seem,  therefore,  that,  in  the  ab- 
sence of  distinct  legislative  authority,  the  imposition  of 
fines  upon  interest  in  arrear  is  not  lawful  :  or  at  least,  that 
the  legislative  authority  to  impose  fines  on  default  of  mem- 
bership dues  alone  excludes  the  right  of  imposing  them 
upon  default  in  interest  payments.  At  the  same  time,  it 
is  proper  to  say,  that,  apart  from  the  statutes  of  usury, 
there  can  be  no  valid  objection  to  the  imposition  of  the 
latter  species  of  fines,  and  that  there  is  abundant  reason 
for  their  legislative  sanction.  It  has,  indeed,  been  given 
in  many  of  the  states, — so  generally,  that  the  imposition  of 
fines  for  the  non-payment  of  interest,  either  expressly,  or 
by  assessing  fines  at  a  certain  ratio  upon  the  amount  owing 
by  the  member  as  dues  (in  which  are  included  the  monthly 
installments  of  interest),  may  be  said  to  be  customary  and 
usual  among  building  associations.* 

Interest  upon  Fines. 

§  430.  Interest  can  never  be  charged  upon  fines  stand- 
ing against  a  member."  If  they  are  regarded  as  interest 
agreed  to  be  paid  to  the  society  for  non-payment  of  install- 
ments, then  "to  give  the  society  interest  upon  these  fines, 
would  be  to  give  them  compound  interest,  which  is  not  in 
the  contract,  and  which  is  contrary  to  the  rules  and  prin- 
ciples adopted  by  courts  of  equity."^  If  they  are  viewed 
as  stipulated  damages,  the  contingency  of  delay  in  their 
payment  must  be  taken  to  have  entered  into  the  calculation 
of    the    amount    fixed ;    nor    will    the    court    permit    the 

'The  practice  is   certainly   well  land   (see   cases  in  notes  to  preced- 

estahlished  in  Pennsylvania,  and  as  ing  sections). 

would    appear     from    adjudicated  -  Parker  z-.  Butcher,  36  L.  J.,  Ch. 

cases,  in   Inrliana  (see  Gouckenour  552;  Law  Rep.,  3  Eq.  762;  Ingoldby 

V.  Sullivan  Building  and  Loan  As-  v.  Riley,  28   L.  T.,  N.  vS.  55;  Clark- 

sociation,    119   Ind.   441;  21  N.   E.  ville  Building  Association  z-.  Steph- 

Rep.  1088),  New  Jersey  (Bowen  v.  ens,  26  N  J.  Eq.  351. 

Lincoln  Building  and  Loan  .Xssoci-  ^  Roniilly,    M.    R  ,    in   Parker  v, 

ation,   28  .Atl.   Rep.   67)  and  Eng-  Butcher,  supra. 
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debtor's  burden  to  be  aj^oravated  beyond  what  he  has 
clearly  nndertaken  l<>  perform.  Hut  after  a  decree  of  fore- 
closure, when  tlie  whole  amount  due  upon  the  mortoag-e 
has  been  ascertained,  including  fines,  the  latter  form  part 
of  the  principal  bearing  interest.' 

Illegal    IMncs  l)«><liu'to<l  Ironi  Debt. 

§  431.  Where  a  member  of  a  building  association  who 
is  also  a  mortgage  debtor  to  it  has  paid  to  it  fines  which  it 
had  no  leral  right  to  exact,  he  is  entitled  to  defalk  such 
payments  from  the  mortgage  debt  in  a  proceeding  to  fore- 
close the  mortgage."  In  a  case  in  which  the  by-law  of  the 
association  ordaining  the  fines  to  be  paid  was  held  to  be 
void  because  offending  against  the  requirement  of  reason- 
ableness, the  court,  discussing  this  question,  says  :  "  It  is 
areued,  however,  that  the  fines  or  some  of  them  were 
voluntarily  paid  by  the  defendant  and  therefore  cannot  be 
recovered  back.  This  is  not  an  action  to  recover  back  the 
illegal  fines,  but  a  scire  facias  ^  by  the  association  on  the 
mortgage  given  by  the  defendant  ;  and  the  question  is,  for 
what  amount  shall  judgment  be  entered,  or,  rather,  how 
much  is  legally  due  on  the  mortgage.  There  is  a  clear 
distinction  between  a  suit  to  recover  back  moneys  which 
have  been  paid  by  mistake  either  of  law  or  fact,  and  inter- 
posing as  a  defence  such  payments  as  could  not  have  been 
recovered  on  account  of  their  illegality.  In  the  latter 
class  of  cases,  the  payments  as  a  rule  are  credited  on  the 
amount  legally  due.  This  is  always  done  in  cases  of 
usurious  payments  where  the  obligation  is  still  outstand- 
ing. We  can  see  no  difference  in  principle  between  that 
class  of  cases  and  the  present.  While  it  may  be  true  that 
fines  are  no  part  of  the  mortgage  debt,'  it  is  also  true  that 
they  are  moneys  paid  by  defendant  to  plaintiff  in  con- 
sequence of  a  relation  of  debtor  and  creditor  existing  be- 
tween them  ;  and  if  the  creditor  have  no  right  to  receive 

'  Provident     Building     vSoc.     v.  ^  The     statutory    proceeding    in 

Greenhill,  L.  R.  9  Ch.  D.  122;  38  L.  Pennsylvania  for  the  foreclosure  of 

T.  Rep.,  N.  S.  140.  mortgages. 

2  Lynn  v.  Freemansburg  Building  ■•  See  ante,  \  416. 
and  Loan  Association,  117,  Pa.  i. 
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them  as  fines,  he  has  no  right  to  recei\-e  them  in  any  other 
capacity  than  as  creditor/  Being  received  by  a  creditor  it 
is  obvious  the  moneys  thus  paid  must  be  applied  to  what- 
ever was  legally  due.  .  .  The  question  in  this  proceeding 
is  only  how  much  is  legally  due  upon  the  obligation  in 
suit,  and  in  determining  that  question,  credit  should  be 
given  for  all  the  moneys  claimed  and  received  as  fines. 


))  2 


Discretion  of  Directors  iu  Keinittinj^  Fines. 

§  432.  The  remission  or  condonation  of  fines  for  proper 
reasons  shown  is  discretionary  with  the  society  or  its 
directors,^  like  the  option  of  enforcing  or  waiving  for- 
feitures.^ The  remission  of  fines  may  be  justified  also  upon 
the  general  ground  of  the  society's  right  to  compromise 
with  its  members  and  debtors.^  The  liability  for  fines  is 
not  suspended  by  the  bringing  of  suit  by  the  association 
against  the  member.'"' 
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?  433.  Right  to  take  mortgage  security  involved  in  power  to  make  loans 

or  advancements.     Mortgageable  estates. 
■?  434.  Validity  and  construction  of  mortgage  security  under  statute  and 

charter. 
§  436.  Examination  of  the  various  forms  of  mortgages  used  in  building 

associations.     Their  relative  propriet}'  and  adequacy. 
'i  439.  Covenants  as  to  stock-payments,  etc. 


'  Because  the  by-law  by  which  they 
were  established  as  fines  was  void. 

*  Lynn  v.  Freemansburg  Build- 
ing and  Loan  Association,  supra, 
pp.  13-14,  per  Green,  J.  Where  the 
by-law  establishing  the  fines  is  void 
for  unreasonableness,  it  is  wholly 
void,  and  all  the  fines  paid  under 
it  are  to  be  so  credited  :  the  court 
will  not  declare  what  would  liave 
been  a  reasonable  fine  and  allow 
the  society  to  retain  that  much  : 
ibid.,  p.  II. 


3  People  V.  Lowe,  117  N.  Y.  175; 
22  N.  IC.  Rep.  1016. 

*  See  ante,  §S  72-95- 

*  See  ante,  ?  325.  The  function 
of  fines  to  secure  the  services  of 
members  as  officers,  and  the  faith- 
ful performance  of  their  duties  as 
such,  as  well  as  the  attendance  of 
members  at  meetings  has,  already 
Ijeen  sufficiently  adverted  to.  See 
ante,  §§  71  et  seqq.,  86,  206. 

'  See  ante,  ?  70. 
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I  440.  Kffect   and  validity  o(  building  association  mortgage.     Kquity 

jurisdiction. 
§  441     Covenants  as  to  default. 

1  442.  Propriety  of  court's  looking  at  the  rules  to  ascertain  amount  due. 
§  444.  Rule  for  ascertaining  amount  ])resently  due  upon  mortgage. 

§  445.  Same  rule  a}iplicable  in  courts  of  law  and  equity.  Basis  of 
equity  jurisdiction  in  foreclosure.  Preliminar)' account.  De- 
cree. 

§  446.  Discharge  of  mortgage  by  sale  of  property  does  not  necessarily 
discharge  debt.     Remedy  in  such  case. 

§  447.  Terms  of  mortgage  preclude  withdrawal.     Right  of  repayment. 

^  448.  Sale  upon  mortgage,  and  application  of  proceeds  of  sale  and 
value  of  stock  to  debt,  extinguish  membership  of  debtor. 

2  449.   Mortgage   (or  decree  after  preliminary  account),  after  payment 

of  amount  due  stands  as  security  for  future  membership  duties. 
Rights  of  mortgagee  in  possession. 

i  450.  Errors  and  omissions  in  mortgages. 

2  452.  Purchaser  subject  to  building  association  mortgage. 

^  453.  Building  association,  mortgagee,  may  exercise  all  the  powers 
given  it  concurrently,  notwithstanding  its  rules. 

?  454.  Tender  upon  building  association  mortgage. 

§  455.  Assignment  of  mortgages  of  members  by  society. 

2  456.  Mortgages  of  members  not  assets  for  purposes  of  withdrawal  or 
winding  up. 

?  458.  Mortgages  of  members  are  assets  for  purposes  of  taxation  of  so- 
ciety's personal  property.     Exemptions. 


Right  to  Take  Mortgage  Security  Involved  in  Power 
to  Make  Loans  or  Advancements.  Mortgageable 
Estates. 

§  433.  The  power  granted  to  building  associations  to 
make  loans  or  advancements  to  their  members,  upon 
certain  reservations  and  agreements,  necessarily  involves 
the  right  to  take  mortgage  security  for  the  performance  of 
the  conditions  of  the  contract.'  The  mortgage,  it  seems, 
may  be  upon  freehold  or  leasehold "  property ;  upon  legal 


'  Ma.ssey  v.  The  Citizens'  Build- 
ing and  Savings  Association  of  Pa- 
ola,  22  Kan.  624.  And  see  Union 
Building  I^oan  Association  of  New 
Brunswick  v.  The  Masonic  Hall 
Association  of  New  Brunswick,  29 

N.J.Eq.,389. 

2  In  the  case  of  vSeagrave  v.  Pope, 
15  Engl.  L.  and  Eq.  Rep.  477;  22 
L.  J.,  Ch.  258;  i6Jur.  1099;  I  De 
G.  M.  and  G.  783;  20  L.  T.  Rep. 
158,  and  in  Sheffield  and  S.  Y. 
Perm.  Building  Soc.  v.  Aizlewood, 


44  Ch.  D.  412,  the  mortgages  were 
given  upon  leasehold  property.  In 
Bismarck  Building  and  Loan  Asso- 
ciation z'.  Bolster,  92  Pa.  123,  the 
building  association  had  taken 
a  chattel  mortgage,  the  propriety 
of  which  was  not  questioned.  But 
it  was  said  by  the  court  that  acts 
which  relate  exclusively  to  mort- 
gages of  "  real  estate,"  have  no  re- 
lation to  mortgages  on  leaseholds, 
as  the  mortgage  in  this  case  was. 
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or  equitable  titles.'  It  may  be  upon  the  lands  of  the  bor- 
rowing member,  or  upon  those  of  another  and  outside  person 
submitting  his  property  to  the  encumbrance  as  security  for 
the  debt."  The  bond  given  by  the  member  constitutes  the 
debt ;  the  mortgage  secures  it.^  What  is  the  nature  of  this 
debt,  and  of  the  transaction  which  created  it,  and  what  its 
lawful  ingredients,  has  been  sufficiently  discussed.'  It  is 
proposed  in  this  chapter  to  examine  merely  the  building 
association  mortgage  under  the  statutes,  its  form,  and  its 
effect  in  law. 

Validity  and  Construction  of  Mortgage  Under  Statute  and 
Cliarter. 

§  434.  A  mortgage  taken  by  a  building  association  is  a 
security  for  the  payment  of  money  only  within  the  statute,'"^ 
and  operative  only  so  far  as  authorized  by  it  and  by  the  by- 
laws of  the  association,  and  in  conformity  therewith.^ 
Consequently,  where  the  by-laws,  requiring  weekly  pay- 
ment of  dues  and  installments,  provided  that  all  loans 
should  become  due  in  six  years  from  the  incorporation  of 
the  society,  or  on  the  stock  reaching  its  par  value,  the  lia- 
bility of  a  borrower  to  pay  weekly  dues  and  installments 
was  held  to  cease  upon  the  expiration  of  six  years  from  the 
date  of  the  loan."  Nor,  for  the  same  reason,  can  any  res- 
ervation inserted  in  the  mortgage,  which  is  not  contem- 


'  In  the  case  of  Lincoln  Building 
and  Savings  Association,  appellee, 
V,  Haas  et  al  ,  appellants,  10  Neb. 
581,  a  mortgage  upon  an  equitable 
title  was  enforced.  It  purported  to 
be  upon  the  fee  simple,  and  it  was 
held  that  it  was  not  defeated  by  a 
subsequent  purchase  of  the  fee 
simple  by  one  who  procured  a  quit- 
claim deed  from  the  holder  of  an 
equitable  title 

2  Massey  v.  The  Citizens'  Building 
and  Savings  Association  of  Paola, 
ubi  supra  ;  Juniata  Building  Asso- 
ciation V.  Mixell,  84  Pa.  313;  Tan- 
ner's App.,  95  id.  118;  Johnston  i'. 
Elizabeth  Building  and  Loan  Asso- 
ciation,  104  id.  394;  Relief  Saving 


Fund  Association  v.  Longshore,  8 
Luz.  Leg.  Reg.  (Pa.)  199. 

^  See  Eagle  Beneficial  Society's 
App.,  75  Pa.  226;  but  subsequent 
purchasers  and  mortgagees  need 
not  go  begond  the  face  of  the  mort- 
gage, unless  there  be  something  in 
the  recital  of  the  bond  in  the  mort- 
gage to  put  them  upon  inquiry. 

■•  See  ante,  §§  329  et  seqq.,  380  et 
seqq. 

^  Franklin  Building  Association 
V.  Mather,  4  Abb.  Pr.  (N.  Y. )  273. 

«  Shannon  v.  Howard  INIutual 
Building  Association,  36  IVId.  383. 

'  Linie  City  Building,  Sav.  and 
Loan  Association  v.  Wagner,  122 
Ind.  78;  23  N.  E.  Rep.  689. 
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plated  b\-  statute  aiul  by-law,  be  enforced  under  it.'  Hence, 
where  a  bnikling;  as.sociation  was  incorporated  by  a  special 
act,  its  charter  anthori/,in<2^  it  to  grant  loans  at  a  premium, 
taking-  mortgages  from  the  borrowers  for  the  payment  of 
installments  to  the  end  of  the  society's  running,  together 
with  fines  and  interest  on  the  par  value  of  the  shares  ad- 
vanced ;  a  mortgage  so  written  as  to  include  the  sum  actu- 
ally advanced,  and  making  it  repayable,  with  interest  from 
date,  in  case  any  default  should  be  made  by  the  borrower 
in  the  payments  undertaken  by  him,  was  held  to  h^  prima 
facie  in  \iolation  of  the  constitution  of  the  association. 
And  it  was  left  to  the  jury  to  determine  whether  the  mort- 
gage was  drafted  so  as  to  include  the  sum  paid  to  the  mem- 
ber by  the  association  as  the  price  of  the  redemption  of  his 
stock,  by.  accident,  mistake,  or  by  ignorance  of  the  drafts- 
man ;  or  by  design  and  on  purpose,  with  the  knowledge  of 
the  society,  and  with  a  view  to  oppression  and  wrongful 
exaction.  In  the  former  case,  the  deed  might  be  reformed 
and  corrected  and  then  sustained;  in  the  other  case,  de- 
clared void  for  fraud  and  circumvention.  At  all  events,  it 
was  said  to  be  error  in  the  court  below — when  asked  by 
the  mortgagor  to  cancel  the  mortgage,  and  enjoin  the  build- 
ing association  from  selling  the  land  conveyed  in  the  mort- 
gage and  from  further  proceedings — to  refuse  the  injunc- 
tion peremptorily  where  the  facts  appeared  as  above.^  It 
may  be  laid  down,  therefore,  as  a  rule,  that,  where  the  stat- 
ute or  charter  under  which  a  building  association  is  incor- 
porated, defines  the  formal  conditions  and  covenants  which 
may  be  embodied  in  the  mortgage,  with  a  view  to  attain- 
ing the  results  contemplated  by  the  act,  these  details  must 
be  strictly  and  technically  followed  out :  ^  where,  however. 


'  Shannon  v.  Howard  Mutual 
Building  Association,  supra;  Hag- 
erman  v.  The  Ohio  Building  and 
Savings  Association,  25  Ohio,  1S6; 
Building  Association  v.  Schuller,  3 
W.N.  (Pa.)  431;  Building  Associa- 
tion V.  Egger,  5  Bull.  752;  and 
ante,  §  394. 

'  Smith  V.  The  Mechanics'  Build- 
ing and  Loan   Association,    73  N. 


C.  372.  See  also  the  Baltimore 
Permanent  Building  and  Land 
Society  v.  Taylor,  47  Md.  409;  Bir- 
niingluim  v.  The  Maryland  Land 
and  Permanent  Homestead  Ass'n, 
45  Id.  541;  and  ante,  §  394. 

2  The  importance  of  observing 
this  rule  is  in  the  fact  that  the 
privileges  conceded  to  building  as- 
sociations are  seemingly  so  extra- 
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the  statute  and  charter  make  provision  merely  for  the  re- 
sults to  be  worked  out  by  the  scheme,  a  greater  latitude 
obtains,  and  every  form  of  mortgage  or  security  which  en- 
sures that  result  may  be  adopted  -by  the  association. 

§  435.  Indeed,  where  a  building  association  is  incor- 
porated for  certain  purposes  and  with  certain  powers  defined 
by  its  charter  or  by  the  statute  under  which  the  same  was 
granted,  it  seems  ver}-  clear  that  every  mortgage  taken  by 
it  must  not  only  be  limited  in  its  operation  as  a  security 
within  the  scope  and  objects  of  the  incorporation,  but  must 
be  presumed  and  treated  as  intended  to  have  that  operation 
and  no  other.  Building  associations  must,  in  other  words, 
be  held  to  contract  in  conformity  with  the  the  law.^  If 
that  is  true,  the  validity  and  effect  of  a  mortgage  depend, 
not  so  much  upon  the  phraseology  in  which  it  is  written,  as 
upon  the  real  nature  and  true  inwardness  of  the  transaction 
from  which  it  results.  If  that  transaction  was,  in  point 
or  fact,  such  a  one  as  the  charter  and  statute  contemplated 
as  within  the  legitimate  business  and  methods  of  the  cor- 
poration, it  seems  that  it  ought  to  be  given  effect  accord- 
ordinary,  that  the  courts  will  in  chooses,  in  detail,  every  reserva- 
general  nieasiire  their  exercise  by  tion,  modo  el/orma,  which  shaWhe 
the  precise  extent  of  the  terms  of  made  iu  these  mortgages;  and  if  it 
the  law,  and  any  deviation  from  the  does  so,  it  is  the  business  of  the  as- 
prescribed  course  will  render  the  sociations  to  conform  to  that  re- 
transaction  unlawful  and  usurious.  quirenient.  But  unless  tliere  be 
Unless  there  is  a  positive  statutory  such  a  one  (either  in  statute  or  in 
or  charter  direction  as  to  the  form  charter),  not  only,  explicit,  but  ex- 
of  the  covenants  to  be  inserted  in  elusive  of  every  other  substantially 
the  mortgage,  there  seems  no  rea-  like  method,  there  is  no  suflicient 
son  for  regarding  one  form  more  reason  given  anywhere  for  limiting 
appropriate  to  a  building  associa-  the  associations  in  this  particular: 
tion  loan  than  another,  when  both  and  where  this  is  done,  it  is  because 
secure  substantially  the  same  thing.  of  a  defective  understanding  of  the 
It  has  already  been  seen  that  the  real  nature  of  the  transaction  of  a 
reservation  of  the  payment  of  i)rin-  building  association  loan,  looking 
cipal  and  intere.st  is,  in  effect,  ideiil-  at  the  mere  surface  of  the  paper 
ical  with  that  of  mere  dues,  etc.  which  is  the  evidence  of  a  portion 
See  U  333-335.  Both  forms  are  of  the  contract,  instead  of  examin- 
used  under  statutes  exceedingly  ing  the  substance  of  the  whole  con- 
similar.     No  distinction   has   been       tract  itself. 

made  on  that  ground  in  Kngland.  '  Clark,  J.,  in  Albright  7:  Lafay- 

It  is,  of  course,  within  the  power  of  ette  Build,  and  Sav.  .Association, 
the  Legislature  to  prescribe,  if  it  so       102  I'a.  411,  424. 
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inoly,  and  that   its  intended  operation   should  not  be  per- 
mitted to  be  defeated  by  a  narrow  or  superficial  view  of  the 
terms  in  which  the  scrivener  has  expressed  it.     True  it  has 
been  said  in  a  recent  case  : '    "  The  mistake  of  some  wri  ters 
upon  this  subject  is  that  they  start  out  having  in  mind  what  a 
building  association    '  loan  '    originally  was,  and  what    a 
mortgage,  in  such  a  case,  secured,  and  then  interpolate  the 
same   terms  into  all  modern  so-called  '  building  association 
morto-ao-es,'  resfardless  of  the  terms  of  the  contract.    But 
ill  every  case,  the  question  is  not,  what  contracts  did  such 
associations  once  make  ?  or,  what  legitimately  ought  to  be 
the   provisions  of  such  contract  ?  but,  what  contract  have 
the   parties   in   fact  made?"     And  it  was  thereupon  held 
that  a  mortgage  taken  by  a  building  association,  in  which 
it   was  stipulated,   that,  in  case  of  a  default  on  the  part  of 
the    mortgagor,    the  association    might  recover,   on  fore- 
closure,  the  principal  sum  with   interest,   etc.,  not  being 
properly  a  building  association  mortgage,  was  not  a  security 
for  stock  dues  or  subscriptions.^    But  it  is  obvious  that  this 
method   of  treating  mortgages  taken  by  building  associa- 
tions,  instead  of  giving  effect  to  the  real  contract  between 
the  parties,  as   they   understood  it,  substitutes  in  its  place 
the  writing  passing  between  them  and  reduces  the  whole 
question   to  one  of  mere  verbal  interpretation  regardless  of 
the   essential   and  underlying  facts.     A  broader,  as  well  as 
a  more  just  and  equitable  rule  was  laid  down  in  a  Pennsyl- 
vania case,  in  which  it  was  said  :  "  There  is  no  prescribed 
form   for  a  building  association  mortgage.     Its  validity  as 
such  depends   on   the   facts,   and  these  must  be  taken  as  a 
wdiole.     If  this   transaction   was  not  in   fact  a  loan  by  a 
building  association  to  a  member,  no  form  would  save  it 
from  the  ordinary  rules  as  to  interest  and  usury,  and  so,  on 
the  other  hand,   as   it  clearly   was  in  fact  such  a  loan,  no 
mere  form  of  the  instrument  can  deprive  it  of  the  privileges 
of  such  loans."  ^     The  force  of  this  enlightened  statement 

'  Fagan  v.  People's  Sav.  and  Loan  *  Ibid. 
Association,     (Minn.)    57    N.    W.  ^  Building  Association  i>.  Robin- 
Rep.  142,  per  Mitchell,  J.  Compare  son,  46  Leg.   Int.  5;  19  Pliila.  358, 
ante,  §  394.  per  Mitchell,  J. 
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of  the  law  is  the  more  apparent  when  it  is  remembered, 
that,  as  yet,  no  form  of  mortgage  has  been  devised  which 
expresses  all  the  elements  and  reciprocal  covenants  integrally 
involved  in  the  transaction  known  as  a  building  associa- 
tion loan.  What  these  elements  and  covenants  are,  upon 
both  sides,  has  already  been  explained,  and  need  not  be  here 
restated.^  No  form  of  obligation  as  yet  known  has  un- 
dertaken to  express  by  distinct  covenants  all  the  ingredients 
of  the  borrower's  contract.  INIuch  less  is  any  one  qualified 
by  a  statement  of  the  reciprocal  undertaking  of  the  associa- 
tion, that  it  will  carry  out  the  purposes  of  its  organization 
and  insure  to  the  borrower,  so  long  as  he  performs  his 
duty,  a  participation  in  the  advantages  and  profits  of  the 
system,  or  else  relinquish  its  right  to  insist  upon  those  of 
his  covenants  which  must  be  resrarded  as  havino-  been 
based  upon  that  undertaking.  Yet  all  of  these  things  are 
continually  treated  as  part  of  the  contract,  and  its  effect 
and  enforcement  modified  and  regulated  with  reference  to 
them,  as  though  they  were  expressed  in  so  many  words. 
It  seems,  therefore,  as  if  the  time  were  really  at  hand, 
when  courts  may  well  and  logically  afford,  in  deciding 
upon  the  effect  of  mortgages  taken  by  building  associations, 
to  look  beyond  the  mere  letter  of  the  instruments  before 
them,  to  treat  them  as  that  which  by  the  governing  statute 
and  the  intention  of  the  parties  they  were  designed  to  be, 
and  to  judge  of  them  according  to  the  operation  which  the 
true  nature  of  the  transaction  shows  they  were  to  be  given. 
If  that  transaction  was  unlawful,  the  mortgage,  however 
written,  partakes  of  the  taint ;  if  it  was  lawful,  if  it  was  in 
truth  a  building  association  loan,  tlie  mortgage,  however 
written,  ought  to  be  made  effectual  to  carry  it  out.^ 


'  See  ante,  ^^  124-125. 

'  Of  course,  the  transaction  must 
be  a  lawful  one,  not  only  as  regards 
the  statutes  of  usury,  but  also  as  af- 
fected l)y  other  i)rinci])les  of  the 
law.  Hence  wliere  a  director  of  a 
building  association  gave  to  it  an 
ordinary  bond  and  mortgage,  with 
a  secret  understanrling  between 
himself  and  his  co-directors  (itself 


unlawful )  that  it  should  be  satisfied 
by  his  shares  of  stock,  it  was 
properly  held  that  he  could  not  de- 
fend a  suit  upon  the  mortgage  on 
the  ground  of  that  understanding, 
and  that  the  mortgage  "  must  be 
treated  according  to  its  terms:" 
Pangborn  v.  Citizens',  etc.,  Associa- 
tion, 35  N.  J.  Kq.  341. 
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Kxainiiiatioii  ol"  tlio  Various  Forms  of  Mortsiajjros  Used  iii 
nuildiii.u  Assooiations.  Tlioir  Kelativc  Propriety  and 
Ad«'<niae.v. 

§  436.  There  are  principally  three  classes  of  mortgages 
used  ill  building  associations,  any  particular  one  being 
adopted  accordingly  as  the  intention  of  the  Legislature 
seems  best  served  by  its  peculiar  form  :  (i)  That  in  which 
the  fact  of  an  advancement  upon  or  redemption  of  shares  is 
recited,  and  the  condition  calls  for  regular  stock-payments 
of  fixed  amounts,  and  performance  of  membership  duties 
and  liabilities  generally,  together  with  the  payment  of  re- 
demption money  or  interest  on  the  amount  advanced  (being 
frequently  lumped  together  with  stock-payments  under  the 
name  of  dues)  to  the  end  of  the  society's  existence  ;  (2)  that 
in  which,  in  addition,  the  sum  advanced  is  made  repayable  ; 
(3)  that  in  which  the  nominal  amount  of  the  loan,  the  par 
value  of  the  shares  advanced,  thus  including  the  premium, 
is  made  payable,  with  interest  (upon  that  whole  sum,  or 
only  upon  the  actual  advance,  accordingly  as  the  statute 
may  sanction  the  one  or  the  other),  stock-payments,  etc., 
being  stipulated  as  in  the  other  cases.  Every  one  of  these 
forms  covers  a  greater  or  lesser  portion  of  one  and  the  same 
contract  between  the  society  and  its  borrowing  member. 
What  this  contract  includes  has  already  been  seen.^  It  is 
clear,  that,  the  contract  embracing  all  the  subsidiary  or 
constituent  undertakings,  being  struck  between  the  build- 
ing association  and  its  member,  and  becoming  immediately 
executed,  as  to  the  society,  by  the  handing  over  the  sum 
agreed  to  be  advanced,  the  only  portions  of  it  that  really 
require  any  securit)-  to  be  given  by  the  member  for  per- 
formance are  those  relating  to  the  discharge  of  stock-pay- 
ments, interests,  and  membership  duties,  including  fines 
and  similar  charges.  This,  therefore,  is  all  that  is  covered 
by  mortgages  belonging  to  the  first  class  above  indicated, 
and  this  is  the  mortgage  originally  and  most  legitimately 
adopted  by  building  associations. 

g  437.  The  next  form  g-oes  a  step  farther,  expressing, 
upon   the  face   of  the   mortgage,  that  portion,  also,  of  the 

'-  See  ante,  \l  124-125,  329,  435. 
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contract,  which   consists  of  an   undertaking  to  return  the 
sum  actually  advanced.     The  manner  in  which  it  is  to  be 
done,  viz.,  by  the  relinquishment  of  stock-accumulations  at 
the  termination  of  the  scheme,  is  sufficiently  indicated  by 
the  concurrent  stipulation  for  the  payment  of  dues  to  the 
end  of  the  society's  running.     It  adds  no  new  undertaking 
to   the  elemental  contract ;  but  it  lends  to  the  whole  trans- 
action something  of  the  appearance  of  a  loan,  repayable  in 
numerous  small  installments,  but  bearing  interest  upon  the 
original  sum   from   the  beginning  to  the  end.     The  third 
form   differs  from  this  only  in  that  the  remaining  element 
of  tlie  whole  contract  is  brought  under  the  protection  of 
the  mortgage  security,  by  stipulating  for  the  eventual  pay- 
ment, not  only  of  the  amount  advanced,  but  also  of  the 
premium  bid,  both   of  which,  together,  make  up  the  full 
value  of  the  shares  advanced,  or,  as  it  is  called,  the  nominal 
amount  of  the  loan.     But  in  this  case,  also,  the  stipulation 
for  stock-payments,  etc.,  is  the  characteristic  and  decisive 
one.     "The  obligation  ...  is   nominally   for  the  repay- 
ment of  the   loan,  but  particularly  for  the  payment  of  the 
monthly  dues  on  the  stock,  and  legal  interest  on  the  loan 
until   the   association  is  able  to  divide,  to  each  share  of 
stock  held  by  the  members,  the  sum  of  two  hundred  dollars 
[or  whatever  the   par  value  of  the  shares  maybe],  and 
when  this  result  is  reached,  as  the  association  would  owe  a 
borrower  on  five  shares  of  stock  $1000,  and  the  borrower 
would  also  owe  the  association  $1000,  one  debt  cancels  the 
other,  and  the  loan  is  paid  off.'"     The  fact  that  interest 
may,  under  some  statutes,  be  charged  upon  the  premium 
bid,  as  well  as  on  the  sum  actually  advanced,  is  an  anomaly," 
which,  whilst  it  does  no   credit  to  the  possible  sagacity  of 
the  legislator's  sanctioning,  nor  to  the  sense  of  justice  of  the 
society  exacting  it,  does  not,  in  any  wise,  affect  the  nature 
of  the  transaction. 

§  438.  By  none  of  these  forms,  therefore,  is  there  added 
to  the  contract  itself  anything  which  is  wanting  to  it  under 
either  of  the  remaining  forms.     The  difference  lies  merely 

'  Wrij^ley     Workingnian's    Way  *  See  ante,  ^ii  403-404- 

to  Wealth,  p.  67. 


4IO  TIIR    T,.\\V   OF   BUILDING    ASSOCIATIONS.       [CH.  XVI. 

ill  the  relative  uuiiiber  of  the  elements  secureil  b\'  mort- 
gage, all  equally  belonging  to  the  entire  transaction,  but 
set  forth  and  confirmed,  in  one  form,  more  or  less  in  detail 
than  in  another.  It  is  possible  that,  by  the  wording  of  a 
statute,  the  society  under  it  may  be  precluded  from  taking 
mortgage  security  for  more  than  some  particular  portion  of 
this  contract,  and  that  a  stipulation  contained  in  the  deed 
beyond  this  limit  must  be  deemed  unlawful.'  Certain  it  is, 
that  the  mortgage  securing  the  continued  and  regular  pay- 
ment of  dues  to  the  end  of  the  scheme,  either  including 
therein  the  redemption  money  or  interest,  or  with  an  ad- 
ditional stipulation  for  the  payment  of  interest  on  whatever 
sum  the  law  may  allow  its  reservation,  and  providing,  in 
case  of  default  in  any  such  payment,  for  the  imposition  of 
fines,  as  well  as  generally  for  the  observance  of  all  member- 
ship duties  and  liabilities,  covers  everything  for  which 
there  is  any  need  of  a  continuing  security.  In  none  of  the 
remaining  elements  of  the  contract,  is  a  breach  on  the  part 
of  the  member  within  the  range  of  legal  possibilities.  By 
the  payment  of  the  money  agreed  to  be  advanced,  the  con- 
tract is  so  far  executed  as  to  preclude  the  borrower,  in  the 
absence  of  fraud,  or  circumstances  amounting  to  fraud, 
from  resisting  its  consummation ;  and  if  such  crookedness 
occur  in  it,  the  parchment  and  seal  and  solemn  attestation 
will  not  straighten  it  into  uprightness.  Besides,  in  case  of 
a  dispute,  the  society  holds  the  key  to  the  situation.  The 
borrower's  regular  payments  and  other  membership  obliga- 
tions being  secured,  it  is  sure  to  be  in  actual  possession  of 
the  money,  which,  by  his  entire  contract,  he  has  relin- 
quished to  it.  No  court  will  aid  him  in  recovering  it  from 
the  society,  unless  he  can  show  that  the  latter  is  not  en- 
titled to  hold  it ;  and  the  principles  upon  which  that 
question  is  to  be  solved,  so  far  as  it  is  a  question  of  con- 
tract, are  too  well-settled  to  require  the  assistance  of  re-it- 
eration in  the  mortgages.  If  there  are  other  considerations, 
arising  outside  of  the  contract,  which  effect  the  right  of  the 
society  to  retain  the  money,  the  mortgage  stipulations,  in 
emphasizing  that  contract,  are  again  of  no  utility.     Indeed, 

'  See  ante,  ?  434. 
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from  even'  point  of  view,  except  that  regarding  convenience 
in  computing  the  amount  at  any  time  payable  upon  the 
mortgage,  for  purposes  of  recovery  or  release,^  and  that  re- 
garding the  negotiability  of  the  instrument,-  the  stipulations 
for  the  repayment  of  the  amount  advanced,  or  of  that 
amount  phis  the  premium,  together  constituting  the  nomi- 
nal loan,  are  simply  useless  and  redundant,  though  not,  in 
any  sense,  positively  improper.  It  is,  however,  true  that 
the  stipulation  for  the  payment  of  dues,  etc.,  constitutes  the 
differentia  of  the  building  association  mortgage  ;  that  every 
intelligently  drawn  legitimate  form  of  such  ought  to  present 
it  as  the  essential  peculiarity,  and  that  the  class  in  which 
this  characteristic  is  given  the  most  signal  prominence — /. 
e.^  where  the  stipulation  is  simply  for  dues,  etc.,  without 
any  superfluous  adjuncts  concerning  the  repayments — is  to 
be  regarded  as  the  proper  type  of  building  association 
mortgages.  In  treating  of  them  generally,  the  other  forms 
may  be  safely  disregarded.  There  is,  at  the  bottom,  no 
difference  between  them,  and  the  same  principles,  with 
very  slight  and  obvious  modifications,  apply  to  all. 

Covenants  as  to  Stock-Payments,  etc. 

§  439.  By  the  covenants  of  such  a  mortgage,  the  bor- 
rower undertakes,  for  himself  and  his  heirs,  with  the  so- 
ciety, their  successors  and  assigns,  to  pay  to  the  society, 
their  successors  and  assigns,  or  to  such  other  person  or  per- 
sons, as,  by  the  rules  of  the  society,  or  by  the  Board  of  Di- 
rectors thereof,  shall  from  time  to  time  be  appointed  to  re- 
ceive the  same,  at  the  office  of  the  society  for  the  time  be- 
ing, on  a  certain  day  in  each  succeeding  week  or  calendar 
month,  as  the  case  may  be,  a  certain  fixed  sum,  either  so 
calculated  as  to  include  stock-payments  and  redemption 
money,  or  interest,  or  with  the  additional  stipulation  for  a 
further  sum  payable  in  the  manner  and  at  the  time  that 
may  be  provided  during  the  running  of  the  society  or 
series  ;■*  together  with   such   further  sums,  as,  by  the  rules 

'  See  ante,  \\  336-337.  cessive  week  or  inonUi,  that  would 

*  See  ante,  336-337.  amount  to  the  same  thing,  at  least 

Mf  this  be  not   arhled,  aufl    the  in  an  ordinary  tenninatinj:;;  society, 

covenant  is  merely  to  pay  each  sue-  since,  when  that  expires,  the  pay- 
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or  by-laws  of  the  society,  shall  be  payable  from  him  or 
them  to  the  society',  ami  all  fines  that  may  be  lawfully  as- 
sessed against  him,  under  and  according  to  the  rules  of  the 
society  ;  and  also  in  all  other  respects  to  observe  the  rules 
or  b\-laws  of  the  society,' — the  reference  to  the  rules  or 
by-laws  of  the  society,  in  every  instance,  being  agreed  to 
embrace  not  only  those  in  existence  at  the  date  of  the 
mortgage,  but  also  such  as  may  thereafter  be  ordained, 
either  newly  or  by  modification  of  existing-  ones.^ 

Eftoot    and   A'ali<lit.v  oC   liuildiug^  Association    Mortgagee, 
Equity  jurisdiction. 

§  440.  On  the  face  of  it,  such  a  mortgage  secures  the 
payment  of  a  series  of  small  sums  during  an  indefinite 
period  of  time.^  Yet,  though  the  time  during  which  the 
payments  are  to  be  made  is  not  specified,  there  is  a  con- 
tingency stated  in  the  mortgage,  on  the  happening  of  which 
the  payments  are  to  cease  ;  and  its  duration  may  be  ascer- 
tained by  proof,  or  approximated  with  as  much  certainty 
and  exactness  as  the  duration  of  a  mortgage  securing  an 
annuity  for  the  life  of  a  person.  The  mortgage  is,  there- 
fore, not  void  for  imcertainty,  but  a  valid  mortgage  in  law.^ 
Nor,  though  being  for  the  payment  of  such  trifling  sums, 
does  it  fall  under  the  operation  of  the  principle  de  minimis 
non  curat  Icx^  but  it  is  properly  within  the  jurisdiction  of 
a  court  of  chancery.^ 

Covenants  as  to  Default. 

§  441.   In  case  these  stipulations  for  the   payment  of 

dues  and   interest  are  not  faithfully  observed  by  the  mort- 

ments    must    of    necessity    cease.  ^  Robertson     v.     The    American 

And  probably  the  effect  would  be  Homestead     Association,     10    Md. 

the  same  in  a  series.  397;  Winchester  Building  Associa- 

'  To   this    is    properly    added   a  tion  v.  Gilbert,  23   Grattan   (Va. ), 

covenant   to  keep  the  premises  in  7S7;    Fagan  v.   People's   Sav.    and 

repair,    and   insured,  pay   ground-  Loan   Association,    (Minn.)    57  N. 

rent,  taxes,  etc.,  or  permit  the  so-  W.  Rep.  142. 

ciety  to  do  so  at  the  borrower's  ex-  ^  Winchester     Building    Associa- 

pense.     See  ante,  §  394.  tion   v.    Gilbert,    supra;  Merrill  v. 

2  Seeante,  §§  141-142.     A  stipula-  Mclntire,     13    Gray    (Mass.),    157; 

tion  making  the  constitution  and  The  Franklin  Building  Association 

by-laws  (from  time  to  time  in  force)  v.  Mather,  4  Abb.  Pr.  (N.  Y.)  274. 

a  part  of  the  mortgage  contract  is  ■''  Robertson     v.    The     American 

also  advisable  :  see  infra,  \  442.  Homestead  Association,  ubi  supra. 
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gagee,  there  is  a  provision  inserted  for  the  foreclosnre  of 
the  mortgage  and  sale  of  the  encumbered  property.  The 
disposition  of  the  proceeds  of  such  sale  may  be  contracted 
for  in  various  ways.  The  most  commonly  adopted,  after 
providing  for  the  payment  of  all  arrears,  are  either  (i)  to 
permit  the  overplus  to  be  invested  by  the  society  for  the 
mortgage,  upon  trust,  to  draw  and  apply  the  revenues,  from 
time  to  time,  as  required,  to  the  payment  of  all  accruing 
monthly  sums  and  fines,  until  the  termination  of  the  build- 
ing association  ;  and  it  has  been  expressly  declared  that 
such  a  provision  in  the  mortgage  is  valid,  and  that  under 
it  the  society  was  entitled,  upon  judgment  of  foreclosure, 
to  have  a  provision  inserted  directing  the  surplus  to  be  in- 
vested according  to  the  mortgage  stipulations  ;  *  or  (2)  to 
allow  the  societ}-  to  receive  at  once,  from  out  of  the  pro- 
ceeds, the  full  present  value  of  the  mortgage,  all  future  in- 
stallments being  regarded  as  immediately  payable."  These 
future  installments,  by  the  terms  of  the  mortgage,  are 
those  which  shall  become  due  during  the  balance  of  the 
entire  running  of  the  society.  In  order  to  ascertain  this 
period,  and  thus  the  sum  payable,  it  becomes  necessary  for 
the  court  to  look  beyond  the  mortgage. 

Propriety    of     Court's     LookinjL;-    at    Kules    to    Ascertain 
Amount  Diio. 

§  442.  It  was  said  in  Robertson  v.  The  American  Home- 
stead Association^  that  the  court  could  not  look  beyond  the 
mortgage  itself  in  ascertaining  the  sum  due,  where  the 
rules  and  articles  of  the  building  association  were  not  so 
referred  to  as  to  make  them  a  part  of  the  mortgage,  or  call 
the  court's  attention  to  them,  and  that  a  covenant  to  pay 

'  The  Franklin  Building  Associa-  the  recovery  of  the  amount  ad- 
tion  t'.  Mather,  «(5/ j'«/>ra.  See  also  vanced, />/«^  the  premium,  /.<*.,  of 
Winchester  Building  Association  v.  the  par  value  of  the  shares  ad- 
Gilbert,  23  Gratt.  (Va.)  787,  and  vanced,  this  amounts  to  the  same 
Seagrave  v.  Pope,  15  Engl.  Law  thing.  See  ante,  i^^  334-336.  Such 
and  Eq.  Rep.  477,  where  the  prop-  a  stipulation  is  not  a  penalty 
erty  was  leasehold,  and  the  mort-  against  which  equity  will  relieve: 
gage  gave  the  society  the  right  to  Concordia  Sav.  and  Aid  .Association 
enter  and  draw  rents,  and,  if  insuf-  v.  Read,  93  N.  Y.  474. 
ficient,  sell.  ="  10  Md.  397. 

*  Where  there  is  a  stipulation  for 
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"all  fines  iniposotl  b\-  the  articles  of  association"  does 
not  make  them  a  part  of  the  morto^aoe,  or  authorize  the 
court  to  consider  tlicni  iu  construino-  it.' 

But  this  decision  was  explained  in  the  case  oi  McCahan 
\.  T/ir  Columbian  Building  Association  of  East  Baltimore^ 
No.  _',-  where  the  court  say  : — "  It  is  urged  on  the  part  of 
the  defendant  that  the  constitution  of  the  association  has 
no  effect  upon  the  mortgage  or  the  rights  and  liabilities  of 
the  parties  under  it :  that  the  mortgage  is  a  subsequent  in- 
dependent contract  between  the  corporation  and  the  de- 
fendant., to  be  construed  without  reference  to  the  articles  of 
the  constitution,  which  form  no  part  of  it,  have  not  been 
incorporated  into  it,  and  can  iu  no  wise  control  or  affect  it. 
Some  expressions  in  the  opinion  in  Robertson'' s  Case.,  lo 
Md.  397,  where  a  similar  mortgage  was  before  the  court, 
apparently  give  countenance  to  this  view ;  but  we  think  it 
quite  clear,  from  the  whole  tenor  of  that  judgment,  the  court 
never  intended  to'  decide  that  in  no  case  could  the  provi- 
sions of  the  constitution  of  such  an  association  be  looked 
to,  for  the  purpose  of  ascertaining  the  relation  of  the 
parties  under,  or  determining  the  continuance  of,  the 
mortgage  or  its  covenants.  In  that  case,  the  mortgage  had 
been  presented  to  the  court  below,  by  petition  for  a  decree 
under  the  assent  clause,  and  decree  was  passed  that  unless 
a  certain  sum  was  paid  by  a  given  day,  the  mortgaged 
premises  be  sold.  The  appeal  was  from  that  decree,  and 
the  record  contained  only  the  petition,  the  mortgage  with 
a  statement  of  the  amount  due,  verified  by  affidavit,  and  the 
decree.  The  court  first  decided  that  decree  to  be  errone- 
ous and  reversed  it,^  .  .  .  they  decided  what  sum  the 
mortgagor  must  pay  in  order  to  prevent  a  sale  of  his  prop- 
erty, and  allow  the  decree  to  stand  as  a  security  for  future 
installments  and  liabilities.  It  is  evident  that  upon  pay- 
ment of  this  sum  he  would  continue  a  member  of  the  asso- 
ciation, and  the  covenants  of  the  mortgage  would  remain 

'  See   also  ante,   ^§    244-245  and  cree  the  amount  due  on  the  mort- 

cases  there  cited.  gage,  it  being  open  for  examination 

*  40  Md.  234-236.  and  proof,  either  before  sale,  or  af- 

^  Because  the  court  below  could  ter  order  of  ratification,  nisi.     lb. 
not  determine  judicially  by  its  de- 


§  443-]  MORTGAGES.  415 

in  force.  The  court  then  lay  down  the  rule  for  ascertain- 
ing what  sum  the  mortgagee  would  be  entitled  to  receive,  in 
satisfaction  of  the  mortgage,  /;/  case  of  a  sale  of  the  mort- 
gaged property.  In  this  conneclion  the  remarks  are  made 
upon  which  the  defendant's  counsel  relies,  viz.:  'In  ascer- 
taininsf  that  sum  the  court  cannot  look  bevond  the  mort- 
gage  itself ;  there  is  no  such  reference  made  in  the  mort- 
gage to  the  rules  and  articles  of  the  association  as  to  make 
them  part  of  the  mortgage,  or  to  authorize  the  court  to 
consider  them  in  construing  the  mortgage,  or  ascertaining 
the  amount  which  the  mortgagee  is  entitled  to  receive  in 
present i  out  of  the  proceeds  of  sale.'  Even  this  language 
fairly  construed,  goes  no  further  than  to  say  the  rules  and 
articles  cannot  be  referred  to  for  the  purpose  of  ascertain- 
ing the  present  value  in  gross  of  the  sums  secured  by  the 
mortgage  payable  in  future,  and  does  not  forbid  a  reference 
to  them  in  order  to  detennine  when  the  covenants  of  the 
mortgage  may  cease  to  be  operative.  But  in  the  conclusion 
of  their  opinion  they  say,  '  In  construing  this  contract  this 
court  confines  itself  entirely  to  the  terms  of  the  mortgage, 
there  being  no  other  proof  in  the  caiise^^  etc.  They  are  thus 
careful  to  limit  their  decision  on  this  point  to  the  case  as 
presented  by  the  record  before  them,  in  which  the  consti- 
tution or  Articles  of  the  association  do  not  appear.  We 
find  in  that  opinion  nothing  that  is  conclusive  of  the  ques- 
tion we  are  now  considering.  Here  the  articles  of  incor- 
poration and  the  constitution  and  by-laws  were  offered,  and 
read  in  evidence  by  the  plaintiff  without  objection,  and 
form  part  of  the  proof  in  the  case,  to  be  considered  by  the 
court  and  jury.  We  are  of  opinion  they  may  be  examined 
for  the  purpose  of  examining  when  the  mortgage  contract 
terminated."  ' 

§  443.  The  common  sense,  as  well  as  the  truly  logical, 
rule  upon  this  subject  results  from  a  consideration  of  the 
substantial  relation  between  the  contract  of  mortgage  and 
the  contract  of  membership.     These  contracts,  as  has  been 

'To  the  same  effect  would  seem       Wilson  v.  Schoenlaub,  (Mo.)  12  S 
to  be  Lime  City  B.,  S.  and  L.  .^s-       \V.  Rep.  361. 
sociation  v.  Wagner,  122  Ind.  689; 
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seen,'  are  so  intimately  intertwined  that  they  cannot  be 
separated.  In  constrning  the  niorto;ao^e  contract,  therefore, 
tlic  contract  of  membership,  and  the  rights  and  liabilities 
resultins^^  from  it,  ninst  be  considered  ;  for  a  contract  mnst 
be  constrned  as  a  whole  and  mnst  be  given  effect  as  a 
whole.  Of  the  contract  of  membership,  however,  no 
adeqnate  nnderstanding  can  be  had  withont  keeping  in 
\-iew  the  constitntion  and  by-laws  of  the  association  by 
which  its  incidents  are  defined.  It  follows,  that,  in  pass- 
ing npon  an\'  qnestion  arising  npon  the  mortgage  contract, 
which  may  in  any  degree  be  affected  by  the  membership 
contract, — and  there  can  scarcely  be  any  which  may  not 
be — it  mnst  always  be  proper  and  necessary  to  look  at  the 
constitntion  and  by-laws. 

Kulr  for  Ascertaining-  Amount  Presently  Due  upon  Mort- 
gage. 

§  444.  This  power  has,  indeed,  been  universally  exer- 
cised by  courts,  and  has  enabled  them  to  arrive  at  the 
statement  of  the  formula  in  ascertaining  the  amount,  which, 
at  any  given  time,  is  payable  upon  a  mortgage  in  order  to 
satisfaction  of  the  mortgage  sued  upon,  as  well  as  in  case 
of  voluntary  redemption  ;  the  difference  between  the  two 
appearing  to  be  only,  that,  in  the  latter,  the  mortgagor  is 
entitled  to  receive  the  bonus,  or  share  of  profits  allowed 
him  by  b\'-law  under  the  statute,  upon  voluntary  repay- 
ment, whilst,  in  the  former,  he,  being  a  defaulter,  and  hav- 
ing violated  those  very  by-laws,  is  not  entitled  to  share  in 
any  of  the  profits  held  out  to  those  who  faithfully  observed 
them.-  The  cases  in  England  and  this  country  bearing 
upon  the  question  of  the  ascertainment  of  the  present 
value  of  a  building  association  mortgage,  have  been  ex- 
amined, at  considerable  length,  in  treating  of  the  borrow- 
ing member's  right  to  discharge  his  debt  previously  to  its 
maturit}',  and  need  not  be  here  reviewed.'^  The  rule,  as 
laid  down  in  England,  requires  the  probable  or  possible 
duration  of  the  society  to  be  approximated  by  proof,  and 
the  aggregate  of  all  the  dues  stipulated  for  in  the  mortgage 

'  See  ante,  ^?  141-142.  ^  See  ante,  ^^  130,  et  seqq. 

"  See  ante,  §  149. 
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to  be  calculated  as  they  would  accrue  during  that  period  ; 
to  this  sum  must  be  added  the  arrearages  and  fines  stand- 
ing against  the  mortgagor,  and  the  whole  amount  thus 
found  is  what  the  society  will  be  allowed  to  receive  out  of 
the  proceeds  of  the  sale.'  In  America,  this  rule  has  been 
applied  with  the  single  modification,  where  the  interest  is 
lumped  with  stock-payments  as  in  England,  that  a  just 
amount  of  interest  is  to  be  rebated  from  the  sum  total  of 
the  future  installments,  so  that  the  society  will  not  recover 
interest  after  that  which  bears  interest,  the  loan,  has  been 
returned  to  its  hands.-  ■ 


Same  Kale  Applioablo  in  Courts  of  Law  and  Kijuity.  Basis 
of  Kqiiity  Jurisdiction  in  Foreclosure.  Preliminary 
Account.    Decree. 

§  445.  This  rule  for  ascertaining  the  sum  due  in  satisfac- 
tion of  the  mortgage  in  case  of  sale,  holds  good,  whether 
the  suit  be  an  action  at  law  or  a  proceeding  in  equity.^ 
"  There  is  no  more  difficulty  in  applying  it  in  the  one  case 
than  in  the  other,  and  no  good  reason  exists  why  it  should 
be  enforced  in  the  one  and  not  in  the  other."  ^  It  is,  there- 
fore, a  matter  of  indifference,  what  course,  under  the 
statutes  of  any  particular  State,  may  be  adopted  for  the 
collection  of  the  debt  :  the  method  of  computing  it  remains 
the  same.  In  most  States,  it  is  believed,  the  collection  of 
the  mortgage  debt  is  through  foreclosure  in  equity,  and  it 
is  said  that  the  jurisdiction  of  a  court  of  equity  to  decree 
foreclosure  of  mortgages  "  does  not  arise  out  of  the  power 
of  sale  usually  contained  in  them,  but  from  the  very  nature 
of  the  conditional  transfer  of  the  estate  as  security  for  the 
payment  of  the  debt ;  so  that  either  of  the  parties  has  the 
right  to  apply  to  a  court  of  equity  to  fix  the  amount 
actually  due  on  the  security,  with  a  view,  on  the  one  hand, 
to  the  enforcement  of  it  in  case  of  failure  to  pay  according 
to  condition  ;  or,  on  the  other,  to  a  redemption  by  the  pay- 


'  See  ante,  ??  134,  et  seqq.  Building  Association  of  East  Balti- 

«  See   ante,  §§    130,  et   seqq,  and  more  No.  2,  40  Md.  239. 

also,  >d  386-387.  "  lb. 
3  McCahan    v.    The    Columbian 
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ment  of  the  true  anuninl  found  due.'"  '  But,  where  the 
proceedings  are  in  equity,  the  rule  as  above  laid  down  is 
that  Avhich  governs  the  distribution  of  the  proceeds  of  sale, 
and  must  not  be  confounded  with  that  which  obtains  in 
stating  the  preliminary  account  between  the  parties,  merely 
as  a  basis  for  a  decree  of  .sale.  :\11  that  can  be  included  in 
that  account  is  the  actual  arrears  and  charges  standing 
against  the  borrower  up  to  the  time  of  the  decree,  con- 
sisting of  the  items  enumerated  in  the  mortgage,  monthly 
interest,  weekly  installments,  fines,  ground-rent,  taxes,  in- 
surance, costs,  etc.,  if  any  such  be  in  arrear,  deducting  the 
credits  for  which  the  borrower  claims  and  is  entitled  to 
allowance  for  payments  made  by  him.^  If  he  pays  the 
amount  thus  found,  the  sale  will  be  prevented,  and  the 
decree  will  stand  against  him  as  security  for  future  pay- 
ments.^ If  he  refuses  or  neglects  to  pay  them,  the  sale 
must  take  place,  the  premises  mortgaged  will  be  discharged 
of  the  encumbrance,  and  the  rule  indicated  will  then  come 
in  to  control  the  distribution  of  the  proceeds.' 

Di.scharse  of  Mortgaj»e  hy  Sale  of  Property  does  not  Nec- 
essarily Discharge  Debt.    Keinerty  in  Such  Case. 

§  446.  A  sheriff's  sale  on  a  mortgage  divests  its  lien  on 
the  land  covered  thereby.'^  But  if  the  proceeds  of  the  sale 
are  found  insuf^cient  to  liquidate  the  whole  amount  ap- 
pearing due  to  the  association,  the  debt  is  not  discharged. 
It   is  said   in   England  that  assumpsit  will  not  lie  for  the 


'  Birdseye,  J.,  in  The  Franklin 
Building  Association  v.  Mather,  4 
Abb.  rr.  (X.  Y. )  274(278). 

'^  Robertson  v.  The  American 
Homestead  Association,  10  Md. 
397;  Hagerman  v.  The  Ohio  Build- 
ing and  Savings  Association,  25 
Ohio  St.  186;  Risk  v.  Delphos 
Building  and  Savings  Association, 
31  Id.  517.  See  also  Somerset 
County  Building  Loan  and  Savings 
Association  v.  Vandervere,  11  N.  J. 
Eq.  283;  Citizens'  Mutual  Loan  and 


Accumulating  Fund  Association  v. 
Webster,  25  Barb.  (N.  Y. )  263. 

3  See  cases  in  preceding  note. 

■•  It  is  almost  needless  to  repeat 
that  there  is  no  substantial  differ- 
ence between  the  result  attained  by 
this  rule  in  cases  where  the  mort- 
gage recovers  dues,  etc.,  only,  and 
the  judgment  for  the  nominal 
amount  of  the  mortgage  debt  where 
its  payment  has  been  reserved.  See 
ante,  ^^  330-332- 

^See  Germania  Building  Associ- 
ation V.  Neill,  93  Pa.  322, 
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mortgage  money,  where  there  is  a  covenant  for  repayment.^ 
Where,    however,   a   plaintiff  ach-anced    money    upon  the 
security  of  a  mortgage  which  contained  no  covenant  for 
the  repa}^ment  of  the  money  advanced,  but  merely  gave 
the  plaintiff  the  security  of  the  mortgaged  premises,  it  was 
held,  that  the  advance,  being  made  at  the  request  of  the 
defendants,  raised  a  contract  by  parol   for  the  repayment, 
which  was  not  merged  in  the  security  of  a  higher  nature  ; 
the  mortgage,  in  such  a  case,  being  in  the  nature  of  a  col- 
lateral security.-     And  a  case  arose  in  Maryland,  in  which 
it   appeared  that  a  mortgage  had  been  given  to  a  building 
association,  conditioned  for  the  payment  of  dues,  interest, 
fines,  etc.,  and  the  stipulation  in  case  of  default  was  in  ac- 
cordance with  an  article  of  the  constitution,  which  was  as 
follows  :     ''  If  any  member  taking  a  loan,  shall  fail  to  pay 
his  dues  and  interest  for  three  months,  the  directors  shall 
compel  payment  by  a  sale  of  the  mortgaged  property  ;  the 
proceeds  of  said  sale  to  be  applied,  first,  to  pay  all  the  ex- 
penses of  the  sale,  arrears  of  ground-rent  and  taxes,  and 
second,  to  all  arrears  due  the  association,  and  the  balance, 
if  any,  to  the  delinquent.     Such  member  shall  then  cease 
to  be  a  member  of  the  association."     It  was  held  that  "  all 
arrears  due   the  association  "  included  dues,  fines,  and  also 
such  sum  as  would  liquidate  the  installments  payable  in 
future  ;  and  if  the  proceeds  of  sale  were  insufficient  for 
that  purpose,  an  implied  assumpsit  arose  to  pay  the  bal- 
ance, upon  which  the  building  association  might  maintain 


'  See     Middleditch     v.    HUis,    2  the  whole  amount  stipulated  to  be 

Exch.  623;  17  L.  J.,  Ex.   365;  Ed-  repaid  should  be  payable  immedi- 

wards  v.  Bates,  13  L.  J.,  C.  P.  156;  ately,  the  trustees,  after  default  and 

8  Jur.  539;  8  Scott,  N.  R.  406;  2  D.  sale,  brought  an   action   upon  the 

and  L.  299;  Matthew  v.  Blackmore,  deed   to   recover  the  whole  of  the 

26  L.  J.,  Ex.  150;  I  H.  and  N.  761.  difference  between  the  proceeds  of 

See  also  Trice  z'.  Moulton,  26  L.  J.,  sale  and  the  amount  of  unpaid  in- 

C.  P.  102;   15  Jur.  228;   10  C.  B.  (70  stalhnents:— //f/r/,  there  was  an  im- 

Engl.    C.    L.    Rep.)  561;  Shack  t-.  plied   covenant   to   pay  the  whole 

Anthony,    i   M.   and    S.   573;    and  amount.      SherrifT  f.    Glenton,    28 

Davis,   Law  of  Building,  etc..    So-  L.  T.,  X.  S.  65. 

cieties,  p.  226.     Where   the   mort-  «  Yates  i:  Aston,  4  (j.  B.  182;  3 

gage  was  given  to  repay  by  monthly  G.   and  D.  351;  12   L.  J.,  N.  S.,  Q. 

installments,  upon  default  in  which  B.  160;  7  Jur.  83. 
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an  action  at  law  a^^ainst  the  mortgagor  accordingly.'  Nor 
will  the  pnrchase  of  property  by  the  bnilding  association, 
holding  several  mortgages  upon  the  same  property  and 
against  the  same  debtor,  the  owner,  upon  a  sale  under  the 
last  mortgage,  necessarily  operate  as  a  payment  or  extin- 
guishment of  the  debt  secured  by  the  prior  mortgage, 
where  the  sum  realized  did  not  cover  the  whole  of  the  bor- 
rower's indebtedness  to  the  association.'^  Such  efTect  de- 
pends upon  the  agreement  and  intention  of  the  parties.^  In 
the  absence  of  anything  to  show  that  the  land  mortgaged 
was  intended  to  be  the  only  security  (and  further  security 
was,  in  fact,  exacted  by  requiring  an  assignment  of  the 
borrower's  stock),  or  that  the  society  meant  to  give  up  any 
security  held  by  it,  the  member  has  no  right,  upon  such 
showing,  to  claim  his  debt  to  be  extinguished  and  his 
stock  to  be  reconveyed  ;  nor  does  an  attaching  creditor 
take  anything  in  it.^ 

Terms  of  3Iortgage  Preclude  Withdrawal.    Right  of  Re- 
payment. 

§  447.  It  is  perfectly  evident  that  a  member  of  a  build- 
ing association,  who,  upon  becoming  a  borrower,  has  not 
only  agreed  to  allow  the  society  to  appropriate,  in  indemni- 
fication for  its  advancement,  and  in  payment  of  the  pre- 
mium contracted  for,  the  amount  calculated  to  accumulate 
upon  his  shares  by  right  of  his  faithful  continuance  of 
stock-payments  ;  but  has,  by  his  bond  and  mortgage,  obli- 
gated himself  to  continue  these  payments  to  the  end  of  the 
society's  existence, — cannot  be  permitted,  at  any  time  be- 
fore the  completion  of  his  contract,  to  put  an  end  to  his 
liability  to  make  stock-payments  by  withdrawing  from  the 
society.  As  an  investing  member,  he  has  the  privilege  of 
doing  so  ;  as  a  borrower,  the  very  essence  of  his  undertak- 
ings must  operate  as  a  waiver  of  that  privilege.     This  re- 

•  McCahan    v.    The     Columbian       8   Watts    (Pa.),    138;    Fleming    v. 
Building  Association  of  East  Balti-       Parry,  24  Pa.  47. 

more  No.  2,  40  Md.  237.     This  was  ■•  Germania  Building  Association 

an  action  in  assumpsit.  v.  Neill,  ubi  supra;  i.e.,  tmtil  after 

*  Germania   Building  Association  the  building  association's  claim  was 
V.  Neill,  93  Pa.  322.  satisfied,  or  subject  to  it.     Seepost, 

3  Moore  v.  The  Harrisbiorg  Bank,      §  475. 
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suit  is  distinctly  recognized  in  denying  the  right  of  a  bor- 
rowing member  to  withdraw.'  Nor  does  the  contract  itself 
contemplate  any  discharge  of  the  debt  previously  to  the 
period  of  the  association's  or  series'  running  out."  But  this 
being  an  incident  to  the  rights  of  membership,^  it  would 
seem  that  a  borrowing  member  desirous  of  discharging  his 
obligations  to  the  building  association,  and  severing  his 
connection  with  it,  could  do  so  only  by  first  paying  his 
debt  in  full  {i.e.,  paying  what,  upon  the  rule  above  laid 
down,  would  be  the  present  value,  for  purposes  of  collec- 
tion, of  his  mortgage  at  the  very  instant  of  its  execution), 
without  applying  any  of  his  stock-payments  to  it,  and  then 
giving  notice  of  withdrawal  of  his  stock.  This  course,  how- 
ever, circuitous  as  it  is,  would  put  the  borrower  to  the  incon- 
venience, not  only  of  dela)-,  but  also  of  the  necessity  of 
making  a  cash  payment  to  the  society,  in  addition  to  what 
the  future  installments  might  be  calculated  to  sum  up,  of 
an  amount  equal  to  what  he  has  already  paid  in,  and  would 
have  the  right,  thereafter,  to  draw  out.  There  is  no  reason 
for  imposing  such  restrictions  upon  the  member  for  he  is 
not  asking  the  society  for  the  payment  of  anything,  or 
putting  it  to  any  trouble  or  inconvenience,  .save  perhaps 
that  of  re-investing  the  money  which  he  desires  to  return, 
and  upon  which  there  is  an  opportunity  of  making  a  sec- 
ond premium.  It  has,  therefore,  been  held  that  a  member 
may  discharge  the  debt  and  relinquish  his  connection  with 
the  building  association  at  once,  by  giving  it,  in  addition 
to  what  he  has  paid  in  already,  the  sum  which,  upon  the 
rule  given,  may  become  ascertained  to  be  payable  if  treated 
as  presently  due  upon  the  mortgage.'  In  so  doing,  he 
must,  however,  as  in  withdrawing,  bring  himself  under, 
and  conform  with  the  requirements  of,  the  statutory  and 
by-law  provisions  governing  the  case.'*  A  certain  benefit, 
or  rebate,  is,  in  most  cases,  provided  by  the  one  or  the 
other.     Wliere  such  is  not  the  ca.se,  a  member  thus  repay- 

'  Ante,  §  127.  3  t^ee  ante,  §§  128,  et  seqq. 

*  Unless,  indeed,  as  is  now  done  '  See  ante,  §§  12S,  et  seqq. 

in  England,  the  privilege  and  terms  •'•Shannon    v.  The   Howard  Mu- 

of  repayment  are  expressly  reserved  tual    lUiilding  Association    of   the 

in  the  mortgage.  City  of  Haltiniore,  36  Md.  383. 
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iiig  to  obtain  his  discliar^^e  from  the  society  is  entitled  to 
the  same  proportion  of  bonns  as  is  conceded  to  withdraw- 
ino  members  : '  and  this  extends  to  the  dednction  of  re- 
demption moneys  paid  in  by  the  borrower." 

Sale  upon  llortuaji*',  aiul  Application  of  PtocimmIs  of  Sale 
and  >aliu'  of  Stook  to  Debt,  Kxtinj^iiissh  J>Ienibersliip 
of  l>obt<u-. 

§  448.  A  sale  of  the  mortgaged  property,  and  applica- 
tion of  the  proceeds  and  of  the  previous  stock-payments 
made  by  the  mortgagor,  to  the  extinguishment  of  the  debt, 
"  terminates  the  membership  of  the  mortgagor  in  the  asso- 
ciation, and  the  obligation  to  continue  payment  of  dues  in 
consequence  of  membership  ceases."^  But  where  the  build- 
ing association  makes  the  whole  amount  of  the  debt  out  of 
the  proceeds  of  the  sale,  without  applying  the  borrower's 
stock  interest  to  its  extinguishment,  the  membership  is  not 
terminated,  especially  where  the  society  continues  to  re- 
ceive subscriptions  from  him  upon  the  share  originally  ad- 
vanced.' And  there  seems  to  be  no  reason  for  distinguish- 
ing, in  this  respect,  between  a  case  in  which  the  debt,  as 
such,  is  made  repayable,  and  one  in  which  dues,  etc., 
merely  are  reserved.  Payments  upon  stock  are  not  ipso  facto 
payments  upon  the  mortgage.'^  The  borrower  has  the  right 
so  to  apply  them,  and  in  the  absence  of  every  such  applica- 
tion by  him,  the  society  may  make  it.*'  But,  if  neither 
adopt  this  method,  and  the  whole  debt,  as  it  was  in  the  be- 
ginning, undiminished  by  any  stock-payments,  be  returned 
to  the  society,  the  stock  remains  intact,  and  the  borrower, 
continuing  to  hold  it,  retains  his  membership.^ 


'  See  ante,  §§  134,  et  seqq. 

2  Smith  V.  Pilkington,  4  Jur.,  N. 
S.  58;  30  L.  T.  Rep.  196;  22  J.  P.  5; 
S.  C,  on  App.,  29  L  J.,  Ch.  227;  i 
De  G.,  F.  and  J.  120;  24  J.  P.  227. 

3  McCahan  v.  The  Columbian 
Building  Association  of  East  Balti- 
more No.  4,  40  Md.  239;  and  see 
Robertson  v.  The  American  Home- 
stead Association,  10  Id.  397;  Shan- 
non V.  The  Howard  Mutual  Build- 
ing Association  of  the  City  of  Balti- 


more, 36  Id.  3S3;  Watkins  v.  The 
Workingmen's  Building,  etc.,  Asso- 
ciation, 97  Pa.  514. 

■'  North  America  Building  Asso- 
ciation V.  Sutton,  35  Pa.  463. 

'"  See  pest,  'i'i  477,  et  seqq. 

*  See  post,  'i\  478,  et  seqq. 

'  North  America  Building  Asso- 
ciation V.  Sutton,  ///;/  supra,  and 
ante,  '//.'i  58-59.  See  also  Hennig- 
hausen  and  Wolff,  Rec'rs  v.  Tisher, 
50  Md.  583. 
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Mortjfng'e  (or  Decree  after  Preliminary  Acooiiut)  after 
Payment  of  Amonnt  Due  Stands  as  Security  for 
Future  3Iembersliii)  Duties.  llij>lits  of  3Iortgagee  in 
Possession. 

§  449.  It  has  already  been  seen,  that,  even  after  pay- 
ment of  the  moneys  secured  b}'  the  mortgage,  or  of  the 
amount  found  due  by  a  decree  of  court  as  the  basis  of  an 
order  of  sale,  the  mortgage,  in  the  one  case,  and  the  de- 
cree, in  the  other,  will  stand  as  a  security  for  future  pay- 
ments becoming  due  from  the  member  as  such/  And  the 
mortgage  may  also,  in  addition  to  the  usual  reservations, 
stipulate  for  the  payment  of  taxes,  insurance,  ground-rent, 
and  similar  charges,  which  thereby  become  part  of  the 
debt."  A  mortgagee  in  possession  may  add  to  the  debt  any 
sums  he  is  compelled  to  pay  for  arrears  of  rent,  for  main- 
taining the  title  of  the  estate,  for  rebuilding  or  repairing 
the  premises.^  He  must  not  commit  waste,^  unless  the 
security  be  defective,  when  he  may  fell  timber  and  sell  it, 
in  part  liquidation  of  the  mortgage  debt,'*  and  may  open 
mines.''  If  the  property  be  renewable  leasehold,  and  fall  in 
during  the  time  the  mortgagee  is  in  possession,  he  may  re- 
new and  charge  the  estate  with  the  sum  paid  for  renewal, 
with  interest  and  costs  ;  even  if  he  himself  does  not  re- 
new, he  will  not  be  allowed  to  release  the  right  to  do  so, 
without  the  concurrence  of  the  person  who  is  entitled  to 
the  equity  of  redemption."  The  mortgagee  cannot,  how- 
ever, make  any  charge  as  receiver,  if  he  himself  has  per- 
sonally received  the  rents,  although  there  may  be  an  ex- 
press agreement  that  he  shall  be  entitled  to  do  so.-  Nor 
can  the  mortgagee  claim  the  costs  of  an  attempt  to  sell  the 
mortgaged  property,  which  is  ineffectual  owing  to  a  misde- 
scription of  the  premises." 

'  See  ante,  U  68-69.  J-.  Ch.   122;  S.   C,  31  Beav.  470;  9 

«  See  ante,  §  335.  J""".,   N.  S.  92;  7  L.  T.  Rep.,  N.  S. 

3  Davis,    Law  of  Building,    etc.,  55';  n  W.  R.  176. 

Societies,  p.  233.  "I'j-:    c\t.    O'Reilly   z'.    Feather- 

Mb.:    cit.   Hanson    v.    Derby,    2  ston,    4  Blij,'li,  N,  S.,    161;  S.   C,  2 

Vern.  392;  Ilanly  z'.  Reeves,  4  Yes.  Dow  and  CI.  39. 

480.  '*!'>•'•  cit.    Sugd.   V.  and  P.,  i.}lh 

»  lb.:  cit.  Witherington  v.  Banks,  ed.,  69. 

Sel.  C.C.  31.  "lb.:    cit.     French    v.    Baron,    2 

*Ib. :  cit.  .Millett  z'.  Davey,  32  L.  Atk.    120. 


4:^4  THE   LAW   OF   lUni.DING    ASSOCIATIONS.      [cil.  XVI. 

Err«>r.s  au<l  Oinissions  in  .llorljiajios. 

§  450.  It  was  held  in  Nebraska,  that,  where  amortg-age 
piirportetl  to  be  upon  the  fee  simple,  but  was,  in  fact  only 
upon  an  equitable  title,  it  was  not  defeated  by  a  subsequent 
purchaser  of  'the  fee  simple  who  procured  from  the  holder 
of  the  equita1)le  title  a  quit-claim  deed.'  The  recording  of 
the  mortgage  was  notice  to  the  subsequent  purchaser,  nor 
could  a  mistake  of  the  county  clerk  in  entering  a  descrip- 
tion of  the  mortgaged  premises  on  the  numerical  index,  the 
mortgage  being,  in  all  other  particulars,  properly  recorded 
and  indexed,  vitiate  the  record  as  to  the  subsequent  pur- 
chasers." 

§  451.  In  Maryland,''  the  statute  provided  that  "  in  all 
mortgages  there  may  be  inserted  a  clause  authorizing  the 
mortgagee,  or  any  other  person  to  be  named  therein,  to  sell 
the  mortgaged  premises,"  upon  the  happening  of  certain 
contingencies.  Under  this  act,  a  clause  in  a  mortgage  to  a 
building  association,  with  power  of  sale  to  tlic  building  as- 
sociation^ or  its  attorney^  not  naming  him,  was  held  to  be 
of  no  effect,  and  the  power  of  sale  invalid.^  It  was  said 
that  the  act  recognized  the  deputation  of  authority  to  sell 
to  some  person  other  than  the  mortgagee,  but  required  that 
person  to  be  named.  Moreover,  as  the  act  evidently  con- 
templated a  natural,  not  an  artificial  person,  such  as  a  cor- 
poration is,  the  building  association  itself  could  not  execute 
the  power,  except  only  through  its  agent  or  attorney 
named  in  the  mortgage.  A  sale,  therefore,  by  the  attorney, 
w^ho  had  not  been  named,  was  invalid,  and  the  building 
association,  luuing  itself  become  the  purchaser,  acquired  no 
rights  under  it.'  It  was,  however,  intimated,  that  if  the 
property,  in  such  case,  had  been  purchased  by  a  third  party, 
paying  the  whole  or  a  part  of  the  purchase  money, — if  he 
be  not  restored  the   amount   so  paid,  he  would  be  held  in 

'  Lincoln  Building   and  Savings  tee,  53   Md.  397;  Frostbnrg  Mutual 

Association,  appellee,  J'.  Haas  et  al.,  Building   Association    v.    Lowder- 

appellants,  10  Neb.  581.  milk,   50    Id.    175.     See    also  The 

2  lb.  Union   Hall  Ass'n  v.  Morrison,  39 

3  Publ.  Gen.  L.,  Art.  64,  sec.  5.  Id.  281. 

<  The     Queen     City      Perpetual  '="  See  ca.ses  in  preceding  note. 

Building  Association  v.  Price,  trus- 
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equity  to  be  equitably  entitled  as  assignee  of  the  mortgage, 
subject,  of  course,  to  the  equity  and  right  of  redemption  : 
and  if  he  be  let  into  possession  of  the  mortgaged  premises, 
and  make  valuable  improvements  thereon,  he  would  be  en- 
titled to  compensation/ 

Purchaser  Subject  to  Building'  Association  Mortj^ag-e. 

§  452.  A  purchaser  subject  to  a  building  association 
mortgage,  taking  the  forfeited  shares  of  the  defaulting  bor- 
rower, and  agreeing  to  pay  part  of  the  purchase  money  by 
installments  of  a  certain  amount,  was  subsequently  held 
liable  under  the  rules  of  the  society  (authorizing  sales  upon 
such  terms)  to  fines  for  non-payment  of  the  installments.^ 
But  where  one  purchased  property  upon  which  a  building 
association  held  a  deed  of  trust,  and  it  was  agreed  between 
them  that  he  should  pay  off  the  debt  at  the  rate  of  forty 
dollars  per  month,  it  was  subsequently  decided  that  he  was 
not  to  be  treated  as  a  member  of  the  association,  and  that 
half  of  his  monthly  payments  should  be  credited  to  him  on 
account  of  dues  on  stock.^ 

Building  Association,  Moitjfagce,  may  Exercise  all  the 
Powers  Given  it  Concurrently,  Notwithstandinji  its 
Kules. 

§  453.  The  building  association,  being  mortgagee,  may, 

if  it  pleases,  exercise  all  the  powers  that  are  given  it,  even 

concurrently.     It   may  sue  on  the  bond  or  covenant,  or  it 

may  exercise  a  power  of  sale  given  in  the  deed,  or  it  may 

foreclose.^     And  it  seems  that  this  holds  good,  although  by 

the  rules  a  certain  course  be  prescribed.     "  In  the  case  of  a 

building  society,  a  power  of  entry,  and  to  take  and  receive 

the   rents,  does   not  l)ind  thcni  down  to  pursue  that  course 

alone.     By  the  19th  rule  of  the  Second  Borough  of  South- 

wark  Benefit  Ihiilding  and  Investment  Association,  it  was 

provided  That  if  any  member,   having  executed  a  mort- 

'  The     Queen      City      Perpetual  'Capitol   Hill   Building  Associa- 

Building  Association,  etc.,  z'.  Price,  tion   r.   Hilton,   i    Mackey(D.  C. ) 

etc.,  ii/)i  supra;    Union  Hall  Asso-  107. 

cialion  v.  Morrison,  tihi  supra.  *  Davis,  Building,  etc.,   Societies 

«  Handley   v.   Parmer,    29   Beav.  p.  237;  ante,  i!  393. 
362. 
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g^ai^e,  at  au)-  time  thereafter  fail,  nei^lect,  or  refuse  for  six 
niouthh"  nights  to  pay,  observe,  and  perform  all  or  any  of 
his  or  her  subscriptions,  payments,  and  regulations,  on  his 
or  her  part  respectively  to  be  paid,  observed,  and  performed, 
then  the  directors  for  the  time  being  shall  appoint  a  person 
or  persons  to  collect  the  rents  and  profits  of  the  premises 
therein  mentioned  ;  but  should  the  same  be  insufficient  to 
satisfy  the  purposes  aforesaid,  or  should  the  member  refuse 
to  allow  the  person  or  persons  so  appointed  to  collect  the 
said  rents  and  profits,  or  neglect  or  refuse  to  supply  such 
person  or  persons  with  sufficient  authority  to  collect  the 
same,  or,  if  required  by  the  directors  (under  the  hands  of 
the  trustees),  to  collect  the  same  himself  or  herself,  and  to 
pay  the  same  forthwith  to  such  person  or  persons,  then  the 
said  directors  shall,  without  the  concurrence  or  consent  of 
the  said  member,  absolutely  sell  and  dispose  of  all  or  any 
part  of  the  said  premises,  etc."  Upon  an  action  being 
brought  upon  the  covenant  in  the  deed  for  payment,  this 
rule  was  pleaded,  in  order  to  show  that  the  course  indicated 
in  such  rule  must  be  first  adopted,  to  the  exclusion  of  an 
action  at  law.  It  was  held  by  the  court,  that,  if  the  trus- 
tees of  the  society  could  maintain  an  action  upon  the  cove- 
nant at  all,  they  might  resort  either  to  that  remedy,  or  to 
the  remedy  prescribed  by  the  rule  at  their  option.^  But  in 
no  event  will  the  mortgagee  be  allowed  to  recover  more 
from  the  mortgagor  than  is  actually  due  upon  the  mort- 
gage.' 


Tender  upon  Building'  Assoeiation  Mortgage. 

§  454.  The  nature  of  a  building  association  mortgage 
securing  dues,  etc.,  only,  does  not  admit  of  tender,  strictly 
and   technically   speaking.     But  an   offer  of  such  terms  of 


'  Reeves  v.  White,  16  J.  P.,  115; 
S.  C,  21  L.  J.,  Q.  B.  169;  16  Jur. 
637;  17  Q-  B.  995. 

*  It  is  said,  in  Hamilton  Building 
Association  v.  Reynolds,  5  Duer 
(N.  Y. ),  671,  that  a  mortgage  to  a 
building  association,  in  the  usual 
form,  is  a  valid  security  only  for 
the  monthly   payments   stipulated 


to  be  made,  not  for  fines  and  other 
dues.  The  report  of  this  case  is 
exceedingly  short;  the  form  of  the 
mortgage  before  the  court,  and  the 
reasoning  of  the  latter,  are  not 
given,  and  it  is  difficult  to,  know 
precisel)'  what  is  meant  by  the  de- 
cision.    See  ante,  §§  80  «.,  416. 
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repayment  as  the  borrowing  member  is  entitled  to  demand, 
and  as  will  make  a  suit  unnecessary,  amounts  to  a  tender.^ 
Such  tender  of  mortgage  money  actually  due  b\-  a  person 
having  the  right  to  make  it,  and  refusal  to  accept,  stops  the 
running  of  interest  :  a  subsequent  agreement  to  accept, 
however,  starts  the  interest  as  if  no  tender  had  been  made, 
— until  the  money  is  paid  or  brought  into  court."  A  special 
tender  before  suit,  or  with  costs  accrued  after  its  commence- 
ment, and  refusal,  make  the  mortgagee  liable  to  costs,  al- 
though he  is  entitled  to  a  decree.^  And  if  a  party  declare 
beforehand,  that,  if  tender  is  made,  it  will  not  be  accepted, 
that  will  dispense  with  a  formal  tender.^ 


Assignment  of  3Iortgages  ot  Members  by  Society. 

§  455.  To  the  extent  that  a  building  association  has  the 
power  of  borrowing  money,  it  has  been  held  to  have  the 
right  to  assign,  as  security  for  the  loan,  the  mortgages  and 
bonds  given  to  it  by  its  borrowing  members.'*     It  may  also. 


'  The  Columbian  Building  Asso- 
ciation of  East  Baltimore  No.  4  v. 
Crumb,  42  Md.  192.  In  Forsyth  v. 
HiVjernia  Building  Association,  i 
Mackey  (D.  C. )  205,  the  wife  of  a 
member  who  desired  to  borrow 
money  from  a  building  association, 
and  some  of  his  friends  had  exe- 
cuted a  mortgage  to  it  upon  their 
real  estate  to  secure  his  loan,  the 
mortgage  providing  that  the  pro- 
ceeds of  a  sale  of  the  property 
mortgaged  should  go  to  satisfy  the 
sum  bjrrowed  "after  deducting 
therefrom  the  value  "  of  the  mem- 
ber's stock:  it  was  held  that  a  sale 
under  the  power  given  bj-  the  mort- 
gage was  enjoinable  ujjon  the 
member's  offer  to  pay  the  associa- 
tion the  sum  remaining  after  such 
deduction,  thougli,  as  between  him 
and  the  association,  he  would  not 
be  entitled  to  such  deduction. 

'  Columbia  B.  Ass'n  v.  Crumb, 
supra. 

•'•  lb.  As  to  effect  of  dissolution 
of  the  building  association  upon  the 


liabilities  of  mortgagors,  members  of 
the  society,  see  post,  |§  523,  et  seqq. 

■»  Buel  V.  Pumphrey,  2  Md.  268. 

*  North  Hudson  Mutual  Building 
and  Loan  Association  v.  First  Nat. 
Bank,  (Wis.)  47  N.  W.  Rep.  300; 
II  L.  R.  A.  845,  851  (see  ante,  ? 
298).  See  also  Munhall  v.  Boe- 
decker,  44  111.  App.  131. — In  INIur- 
ray  v.  Scott,  9  .•\pp.  Cas  519,  this 
power  does  not  seem  to  be  ques- 
tioned, but  taken  for  granted.  In 
Pennsylvania  the  Act  of  2  June 
1891,  P.  L.  174,  allows  building  as- 
sociations, when  applications  by 
membevs  for  loans  exceed  the  ac- 
cumulations in  the  treasury,  to 
make  temporary  loans  to  meet 
such  demands,  not  exceeding,  in 
the  aggregate  at  any  time,  f  15,000, 
at  a  less  rate  of  interest  than  six 
per  cent. ,  and  secure  repayment  of 
the  same  by  note,  bond  or  assign- 
ment of  its  judgments  or  mortgages 
as  collateral:  such  loans  to  be  re- 
paid out  of  the  accumulations  in 
the  treasury  as  soon  as  sullicienl  is 
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while  solvent,  assiou  siieh  mortoacrcs  in  payment  of  or  as 
collateral  for  the  claims  of  withdrawing  members.'  In 
neither  case,  of  conrse,  can  the  assignment  be  permitted  to 
prcjndice  the  rights  of  the  mortgagors.  Any  payment 
made  bv  them  to  the  assignee  will  enure  to  their  benefit 
the  same  as  though  it  had  been  made  to  the  association;^ 
and  if,  prior  to  the  assignment,  they  had  the  right  to  ap- 
propriate their  stock  to  the  payment  of  the  mortgage  debt, 
the  assignment  cannot  deprive  them  of  that  right,^  at 
least  while  the  society  is  solvent.' 

3Iorty:ages  of  Members  not  Assets  for  Purposes  of  With- 
drawal or  Wiiidiii.n"  ui». 

§  456.  The  right  of  investing  members  of  a  building 
association,  upon  certain  notice,  to  withdraw  from  it  the 
contributions  they  have  made  to  its  funds,  is  not  applicable 
to  funds  loaned  by  the  association  to  its  borrowing  mem- 
bers represented  by  their  mortgages.''  "  The  right  of  mem- 
bers to  presently  withdraw  the  amount  of  dues  deposited 
by  them  is  practically  limited  to  funds  on  hand,*'  and  is  not 
available  as  respects  funds  loaned,  which  will  be  returned 
to  the  association  in  meager  monthly  installments  extend- 
ing over  a  period  of  years."  ^ 

§  457.  Neither,  of  course,  can  these  mortgages  be 
counted  as  available  assets  in  calculating  the  amount  on 
hand  required  to  pay  off  the  unadvanced  shares  upon  a 
winding  up.  In  such  computation,  they  must,  on  the  con- 
trary, be  set  off  against  the  shares  upon  which  the  loans  se- 
cured bv  them  were  advanced,  and  both  be  excluded  from 
the  reckoning.^ 


paid  in  and  there  is  no  demand 
therefore  by  borrowing  stockhold- 
ers.    See  post,  §  531. 

'  Quein  v.  Smith,  108  Pa.  325.  In 
the  Wisconsin  case,  supra,  the  loan 
was  for  the  purpose  of  paying  out 
the  stockholders  in  a  matured 
series,  and  the  bonds  and  mort- 
gages assigned  were  those  of  bor- 
rowers in  a  junior  series. 

"North  Hudson  M.  B.  and  L. 
Ass'n  V.  First  Nat.  Bank,  ubi 
Supra. 


3  Quein  v.  Smith,  supra,  p.  331. 

"  See  post,  §  531. 

5  State  V.  Redwood  Falls  Build- 
ing and  Loan  Association,  45  Minn. 
154;  47  N.  \V.  Rep.  540;  10  L.  R. 
A.  752. 

^  See  ante,  §  115. 

'  State  V.  Redwood,  etc.,  Ass'n, 
supra. 

^  Lister  v.  Log  Cabin  Building 
Association,  38  Md.  115.  See  also, 
post,  §518. 
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Mortgages  of  Members  are  Assets  for  Purposes  of  Taxa- 
tion of  the  Society's  Personal  Property.  Exemp- 
tions. 

§  458.  These  mortgages  must,  however,  be  considered  as 
assets,  "  as  synonymous  with  property,"  '  for  the  purposes 
of  taxation.  Thus,  in  New  Jersey,  the  property  of  building 
associations  was  made  assessable,  like  that  of  individuals, 
at  its  full  and  actual  value.^  An  assessment  of  the  property 
of  such  a  corporation  was  made,  based  upon  the  annual  re- 
port of  the  company,  exhibiting  its  financial  condition, 
from  which  the  personal  estate  appeared  to  be  $120,787.51, 
after  deducting  the  value  of  the  real  estate,  no  statement 
of  the  taxable  property  having  been  furnished  to  the  as- 
sessor, as  required  by  law.^  It  was  contended  that  the 
building  association  was  taxable  only  for  the  amount  yet 
to  be  paid  in  by  all  the  stockholders  to  make  each 
share  worth  $200,  the  par  value,  upon  the  theory 
that  the  money  advanced  ceases  to  be  assets,  and 
becomes  the  property  of  the  stockholder,  subject  to  his 
duty  to  pay  interest  and  installments.^  The  court  below 
says  :  "  Whether  the  sale  of  money  to  a  stockholder  con- 
stitutes technically  a  loan  or  an  advance — whether  the 
bonds  or  mortgages  secured  the  repayment  of  the  principal 
sum,  or  a  collateral  duty — I  think  is  immaterial  in  solving 
the  present  question."  '^  It  was  accordingly  held  that  the 
building  association  was  properly  assessed  for  the  bonds, 
mortgages,  and  notes   held   by  it,    for  the  sums  named  in 


'  See  State,  Washington  Building  etc.,   v.    Hornbacker,   42   N.   J.   L. 

and   Loan    Association,    pros.,    v.  635. 

Hornbacker.  ^r  N.  J.  L.  519.  'In   such   case,    the   court  says, 

a  Act  7    March  1878,  Ch.   50,  p.  nothing    would    be  taxable  to  the 

61.     See  above  case  (vState,  etc.,  v.  association  except  such  part  of  the 

Hornbacker)  on  appeal,  42  X.  J.  L.  interest,   or  such    installments   as 

635,  affirming  41  id.  519.  may  be  owing  at  the  time  of  the  as- 

^  Wherefore  the  court  said,  that  sessment;  cit.  State,  Hill,  pros.,  v. 

the   corporation,  having   failed   to  Hansom,    36   N.   J.    L.    50;  State, 

exhibit,  clearly  and  accurately,  to  Wickoff,    pros.,     v.   Jones,    39  Id. 

the  assessor  or  to  the  commission-  650. 

ers  of  appeals,  the  true  particulars  »   State,     Washington     Building 

of  its  proi)erty  subject  to  taxation,  A.ssociation,  pros.,   v.  Hornbacker, 

was  not  entitled  to  relief.     State,  41  N.J.  L.  519. 
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them,   and  as  ai^orooalccl  in    the   report  of  the  secretary. 
The  jndonient  was  the  same  upon  appeah' 

5i  459.  There  is,  of  course,  nothing-  in  the  scheme  of 
the  building  avSsociation  which  makes  the  mortgages  held 
bv  it  improper  subjects  of  taxation.-  Indeed,  under  a  con- 
stitutional restriction  upon  the  Legislature's  right  to  ex- 
empt property  from  taxation,  its  attempt  to  do  so  in  the 
case  of  building  associations  has  been  held  unavailing, 
these  associations  being  designed  to  make  money  for  their 
stockholders,  and  no  legislative  declaration  that  they  are 
merely  benevolent  institutions  being  capable  of  making 
them  such.^  On  the  contrary,  the  presumption  against  an 
intent,  unless  clearly  expressed,  to  exempt  from  taxation 
applies  to  building  association  mortgages.^  Hence,  where 
one  statute  subjected  "all  claims  and  demands  secured  by 
deed  or  mortgage  due  or  to  become  due  "  to  taxation,  and 
a  later  one  provided  that  "  The  monthly  installments  de- 
posited in  building  associations,  and  subject  to  withdrawal 
on  demand,  or  on  thirty  or  sixty  days'  notice  .  .  .  are  an 
indebtedness  which  may  be  deducted  from  the  value  of 
their  stock    [for  purposes  of  assessment  of  said  stock  for 

'  Same  v.  Same,  42  Id.  635.  It  to  have  been  drawn  only  for  the 
was  here  said,  that  the  imsound-  purpose  of  being  brushed  aside  by 
ness  of  the  view  that  the  obliga-  reference  to  the  fact,  that  (if  there 
tions  did  not  stand  good  for  their  was  anything  in  it)  it  could  not  be 
full  face  value,  and  hence  ought  applied,  because  the  method  ob- 
not  to  be  so  taxed,  arose  from  "  not  served  in  this  association  was  dis- 
observing  the  distinct  and  separate  tinctly  that  of  loan,  and  not  of  re- 
existence  of  the  stock  on  the  one  demption.  In  substance  and  effect, 
hand,  and  the  bond  on  the  other —  it  has  already  been  seen,  both  are 
the  distinct  and  separate  relation  the  same;  ante,  §|  19-20,  365,  400. 
borne  to  the  company  on  the  one  See  also,  as  to  taxation,  State, 
hand  by  its  stockholder,  and  on  the  Washington  Building  Association, 
other  by  its  borrower.  .  .  .  The  pros.,  zk  Creveling,  39  N.  J.  L. 
stock  is  a  collateral  security  for,  465;  S.  C. ,  affirmed,  40  id.  192, — 
and  not    a   credit   on   the   bond,"  post,  ^  495. 

(See     post,     §§    476-479.)      There  '■'See    State    v.    Redwood    Falls 

seems,   in  this  case,  to  be  a  mere  Building  and  Loan  Association,  45 

hint  at  a  distinction  tOjbe  drawn  be-  Minn.    154;  47  N.  \V.  Rep.  540;   10 

tween  the  effect,  upon  the  question  L.  R.  A.  752. 

at  hand,  of  a  technical  redemption  ^  State  v.  McGrath,  95  Mo.  193. 

of  the  stock,   and   a  loan  to  the  'State  v.    Redwood   Falls,   etc., 

member,  which  was  the  case  here.  Ass'n,  supra. 
But,  again,  the  distinction  appears 
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taxation.]  IMortgages  of  said  associations,  which  are 
represented  in  their  stock,  and  assessed  as  stock,  shall  not 
be  assessed  as  mortgages.  They  shall  list  their  real  estate 
and  all  personal  property," — it  was  held,  that,  where  the 
stock  of  an  association  was  not  taxed,  its  mortgages  were 
snbject  to  taxation,  they  not  being  funds  subject  to  with- 
drawal.' 

Where  there  are  no  constitutional  difficulties  in  the 
way,  the  Legislature  has  full  power  as  against  a  public 
officer  and  a  county,  which  is  its  mere  creature,  to  release 
and  remit  a  tax  levied  under  its  authority.^  An  act  of  the 
Legislature,  therefore,  releasing  from  taxation  notes  and 
morteaees  oriven  by  members  of  building  associations  to 
such  associations  for  advances  on  stock,  and  remitting  such 
taxes  already  made  but  not  collected,  is  binding  upon  the 
county,  in  respect  of  taxes  claimed  to  be  due  it,  as  well  as 
upon  the  State's  collectors,  in  respect  of  taxes  due  to  the 
State.^  But  where  there  is  no  equity  outside  of  the 
illegality  of  the  tax,  an  injunction  will  not  lie  to  restrain 
it ;  the  injury  is  not  irremediable,  the  tax-payer  having  an 
adequate  remedy  at  law.* 

§  460.  In  England  it  was  held  that  the  provisions  of 
the  statute'^  exempting  from  stamp  duties  bonds,  securities, 
and  assurances  given  on  account  of  any  friendly  society, 
extended  to  building  societies,"  and  that  the  building  asso- 
ciation mortgage  was  a  security  falling  within  the  ex- 
emption act,"  even  though  taken  by  the  society  before  its 
rules  were   certified,**  and  in  Thorn  v.  Croft^  Wood,  V.-C, 

'  Ibid,  supra,  ^  456.  C.    L.    R. )  662;    13   L.  T.  Rep.  209; 

2  Selma  Building  and  Loan  Asso-      Barnard   v.  Pilsworth,  6  C.    B.  692, 
ciation  v.  Morgan,  57  Ala.  33.  n.;  S.  C,  18  L.  J.,  C.  P.  330,  n.;    14 

3  lb.  L.  T.  Rep.  132. 
<  lb.  '  lb. 

*  10   Geo.    4,  C.    56,    \   37.     The  »  Williams  z'.  Hayward,  25  L    J., 

Building  Association   Act  of  6  and  Ch.    28918.    C.  i  Jur.,   N.   S.  1128; 

7  Will.  4,  C.  32,  \  4,  incorporates  all  26  L.  T.   Rep.  134;   22  Beav.  220;  19 

the   clauses  and   provi.sions  of  the  J.  V.  788. 

Act  of  10  Geo.  4,  so  far  as  applica-  »  36  L.  J.,  Ch.  68;  S.  C,  31  J.  P. 

ble.  356;  I.aw  Rep.  3  Eq.   193;  15  L.  T 

«  Walker  v.  Giles,  18  L.  J.,  C.  P.  Rep.,  N.  S.  205;  15  W.  R.  54- 
323;  13  Jur.   588;   6C.  B.  (60  Engl. 
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dcciilcil  that  a  niovt^agc  to  the  trustees  of  a  beiielU  l)uild- 
itio-  societ\-  b\-  a  stvanj^er,  to  secure  the  repayment  of  money 
advanced  to  him  out  of  the  surplus  funds,  is  exempt  from 
duty,  saying-:  Walker  v.  Giles  decided  that  the  37th 
section  of  the  Friendly  Societies'  Act  (10  Geo,  4,  c.  56)  was 
one  of  those  which  were  incorporated  in  the  Benefit  Build- 
ing; Societies'  Act  (6  and  7  Will.  4,  c.  32).  Now  the  13th 
section  of  the  former  Act  provided  that  the  trustees  of  the 
societies  to  which  it  related  might  invest  the  surplus  fund 
on  mortgage  ;  and  then  the  37th  section  directed  that  no 
securitv  gi\-cn  to  such  societies  should  be  chargeable  with 
stamp  duty.  It  was  clear,  therefore,  that  under  this  act 
mortgages  to  friendly  societies  were  free  from  stamp  duty, 
and,  therefore,  by  the  latter  act,  mortgages  to  building  so- 
cieties were  so  likewise.  These  acts  ought  to  be  construed 
liberally  in  favor  of  such  societies  ;  and  it  was  reasonable 
enough  to  believe  that  the  Legislature  intended  to  give 
them  that  advantage  over  other  lenders  which  they  would 
derive,  by  being  able  to  go  into  the  market  and  say  to  the 
borrower,  "  If  you  borrow  of  us,  you  will  not  have  to  pay 
stamp  duty." 


CHAPTER  XVII. 

THE   STOCK   OF    BUILDING   ASSOCIATIONS. 

I  461.  Definition  of  stock.     Ordinary,  prepaid,  preferred,  income  stock. 
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§  485.  ^Marshalling  of  assets,  as  to  stock  assigned  as  collateral  and 
property  mortgaged. 
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§  461.  "The  stock  of  a  corporation  is  that  money  or 
property  which  is  put  into  a  single  corporate  fund  by  those 
who,  by  subscription  therefor,  become  members  of  the  cor- 
porate body."  '  This  common  fund,  or  stock,  is  divided 
into  equal  parts,  having  a  separate  existence  from  one  an- 
other in  idea  or  abstraction  only.-  These  are  the  shares, 
and  they  are  fixed  by  legislative  enactment,  or  by  charter 
within  the  limits  set  by  general  statutes,  as  to  number  and 
value,  both  individually  and  in  the  aggregate.  The  pecu- 
liar relation  of  the  stock  in  building  associations  to  the 
purposes  and  existence  of  the  corporation  has  already  been 
indicated.^  The  aim  of  the  corporation,  from  a  purely  fi- 
nancial point  of  view,  is  so  to  employ  the  payments  made 
to  it  from  time  to  time  upon  the  shares  of  stock  held  by 
its  members  and  in  the  way  of  interest,  fines  or  premiums, 
in  short  all  its  revenues  from  whatsoever  source,  as  to  bring 
the  value  of  its  capital  stock  as  speedily  as  possible  up  to 
a  certain  predetermined  figure  per  share  ;  or,  what  amounts 
to  the  same  thing,  to  accumulate  a  fund  sufficient  to  liqui- 
date every  unadvanced  share  at  its  fixed  par  value  and  at 

'  Folger,  J.,  in  Burrall    v.  Bush-  vestments  made  with   the    money 

wick  R.  R.  Co.,  75  N.  Y.  211.  paid   into  the  treasury  of  the  cor- 

'  See  Fox's   App.,    112    Pa.   337,  poration  on  account  of  such  capital 

354:    "The  capital  stock  is  nothing;  stock." 

a   myth;  a   mere   name,  excepting  ^  Ante,  'i  12. 
in  so  far  as  it  is  represented  by  in- 
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the  same  time  to  cancel  every  advanced  share  as  a  complete 
set-off  aq;ainst,  and  simultaneonsly  with  the  extinj^uish- 
ment  of,  the  obligation  given  for  the  advance.  Primarily, 
the  design  was  that  all  the  stock  subscribed  for  by  the 
members  should  be  paid  for  by  small  periodical  contribu- 
tions, until  such  time  when  the  stored-up  profits  should 
make  further  payments  unnecessary  ;  and  the  opportunity 
for  thus  gradually  discharging  the  contract  involved  in  the 
subscription  to  the  corporate  stock  is  still  an  essential  feat- 
ure of  the  scheme,  without  which  no  corporation,  what- 
ever its  other  advantages  for  saving  money,  can  claim  to  be 
a  building  association.'  There  is,  however,  nothing  incon- 
sistent with  its  character  as  such,  in  permitting  those  of  its 
members  who  feel  themselves  in  a  position  to  make  a  num- 
ber of  stock  payments  not  yet  due,  to  do  so,  thereby  antici- 
pating without  inconvenience  to  themselves  a  duty  which 
would  have  to  be  performed  in  any  event,  and  putting  into 
the  hands  of  the  association  the  means  of  hastening  the 
final  consummation  of  the  enterprise.  Accordingly  it  has 
never  been  questioned  that  an  association  may  allow  its 
members  to  make  advance  payments  upon  the  stock  held 
by  them.^  Indeed,  so  obvious  are  the  advantages  accruing 
to  the  association  from  such  advance  payments  that  there 
can  be  little  doubt  as  to  the  power  of  the  association,  in 
order  to  encourage  them,  to  allow  those  willing  to  make 
them  a  benefit  in  return,  as,  e.  g.^  a  moderate  rate  of  inter- 
est upon  them  and  to  secure  repayment,  in  the  event  of  fail- 
ure of  the  enterprise,  of  such  proportion  of  the  prepay- 
ment as  mav  not  then  have  accrued  due.  Hence  a  mem- 
ber  of  a  building  association,  taking  advantage  of  a  by-law 
permitting  advance  payments  of  installments,  with  a  view 
to  receiving  interest  thereon  and  being  secured  by  a  deposit 
by  the  association  with  a  trust  company  of  certain  securi- 
ties, may,  upon  the  winding  up  of  the  association  in  the 
hands  of  a  receiver,  reclaim  the  amount  advanced  ahead  of 

'  See  In  re  Guardian  Perm.  Ben.       L.  J.;  People  v.  Preston,  (N.  Y. )  35 
Building  Soc,  Scott's  Case,  23  Ch.       N.  E.  Rep.  979,  per  Earl,  J. 
Div.  440,  453,  at  p.  466,  per  Cotton,         ^Seeln  re  Guard.  Perm. Ben.  Build. 

Soc. ,  supra,  and  infra,  \  462. 
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Other  members  and  to  the  extent  of  such  amoimt  be  enti- 
tled to  the  proceeds  of  the  securities  as  against  the  receiver.^ 
§  462.  The  principle  just  referred  to  has,  however,  been 
pushed  a  step  further  in  those  associations  whose  charters 
provide  for  the  issuance,  not  only  of  the  ordinary  or  com- 
mon stock  to  be  paid  for  in  periodical  installments,  but 
also  of  paid-up  or  prepaid  stock,  and  the  allowance  to  it  of 
certain  dividends  and  preferences  or  priority  ahead  of  the 
former.  The  legality  of  such  provisions,  where  the  gov- 
erning statute  is  silent  upon  them,  is  determined  by  the 
general  rules  of  corporation  law  as  well  as  considera- 
tions particularly  applicable  to  the  building  association 
scheme.  As  to  provisions  for  the  issuing  of  preferred, 
preference  or  priority  paid-up  stock,  disregarding  for  the 
present  the  question  of  dividends  thereon  and  understand- 
ing it  to  mean  stock  which  entitles  the  holder,  upon  wind- 
ing up  or  in  case  of  failure  of  the  enterprise,  to  be  paid 
out  of  the  earnings  and  accumulations  of  the  association 
before  any  portion  of  the  same  can  go  to  the  holders  of  the 
common  stock,  there  is  no  rule  of  public  policy  which  for- 
bids such  an  arrangement  in  corporations  generally, 
amounting  as  it  does  simply  to  a  contract  of  the  stockhold- 
ers as  to  how  they  shall  divide  the  profits  among  them- 
selves.'- Nor  can  the  rule  be  different  as  to  building  asso- 
ciations, if  the  reasoning  of  so  great  a  judge  and  profound 
a  lawyer  as  Sir  George  Jessel,  M.  R.,  is  correct.  In  a  case 
decided  by  him,  in  which  a  rule  permitting  a  building  so- 
ciety incorporated  before  1874^  to  issue  paid-up  preferred 
stock  was  drawn  in  question,  decided  in  the  first  place,  that 
this  arrangement  could  not  be  regarded  as  a  device  for  bor- 
rowing money,  or  as  a  borrowing  of  money.'     The  holder 


'  Munhall  v.  Boedecker,  44  111. 
App.  131. 

«  I  Cook,  Stock  and  Stockhold- 
ers and  Corp.  Law,  \  268:  it  is  there 
said,  however,  that,  after  organiza- 
tion of  the  corporation  with  com- 
mon stock  only,  it  is  too  late  to 
make  the  unissued  stock  preferred 
or  to  increase  the  stock  by  the  issue 
of  preferred  stock,  unless   all   the 


stockholders  assent.     See  also  Kent 
V.   Quicksilver   Mining  Co.,  78  N. 

Y.  159- 

3  The  Act  of  1874,  37  and  38  Vic. 
Ch.  42,  explicitly  permits  provis- 
ions for  paid-up  preferred  stock. 

^  See  also  i  Cook,  Stock,  etc.,  § 
267,  and  Kent  v.  Quicksilver  Min- 
ing Co.,  supra.  In  the  latter  case, 
in  which  certain  stockholders  had 
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of  both  preferred  and  non-preferred  stock  had  the  same 
ri.i;ht  ol'  withdrawal,  subject  to  all  the  qualifications  of  that 
rii^ht.'  Now  a  lender  of  money,  when  the  time  for  repay- 
ment has  arrived,  either  by  original  limitation  or  by  his 
own  volition,  has  a  ri<^ht  to  immediate  payment  and  pay- 
ment in  full.  A  borrower,  on  the  other  hand,  may  pay  off 
a  loan,  whether  it  be  due  or  not,  whilst  the  building  asso- 
ciation could  not  pay  off  the  preferred  shares,  any  more 
than  the  non-preferred,  until  the  time  came  for  winding  up, 
except  by  consent  of  the  holders.  Hence  neither  was  the 
holder  of  preferred  shares  a  lender,  nor  the  society  in  re- 
spect of  them  a  borrower,  in  any  proper  sense  of  the  terms, 
and  therefore  the  transaction  was  not  a  borrowing  of  money. 
After  showing  further  that  it  was  not  forbidden  by  any 
principle  of  the  common  law,  nor  by  express  statutory  in- 
hibition, the  learned  judge  proceeds  as  follows  :  "  Is  it 
contrary  to  the  nature  of  these  societies  so  that  it  is  impos- 
sible to  make  a  society  with  this  kind  of  shares  consistent 
with  the  law  and  conduct  of  the  society  ?  On  that  point  I 
do  not  think  it  is  the  province  of  the  judicature  to  find  out 
things  to  be  inconsistent  with  the  ordinary  requirements  of 
mankind,  which  the  people  themselves  have  not  found  out. 
It  is  all  very  easy  for  people  to  say  it  is  against  policy,  or 
against  the  meaning  of  these  societies ;  but  when  you  see 
that  people  who  have  established  the  society  do  not  think 
so,  and  have  acted  on  a  contrary  view,  it  is  very  improbable 
that  it  is  contrary  to  the  nature  of  the  society,  and  con- 
trary to  the  objects  the  members  have  in  view.  But  be- 
sides that  I  cannot  see  any  reason  why  it  should  be  so.  .  . 
The  investing  members  become  so  for  the  purpose  of  get- 
ting more  interest  than  they  can  get  in  the  usual  way. 
Why  may  they  not  stipulate  for  some  security  ?     Why  may 

paid  to  the  company  a  certain  sum  therefor  a  promise  or  understanding 

per  share,  in  consideration  of  which  that  what  is  borrowed  will   be   re- 

their   stock   was   attempted    to  be  paid  or  returned;  the  thing  itself  or 

made  preferred   stock,  Folger,   J.,  something  like  it   of  equal   value, 

rejecting  the  theory  that  this  was  a  with  or  without  compensation   for 

borrowing  of  money,  says:     "The  the  use  of  it  in  the  meantime  ":  p. 

idea  of  a  borrowing  is  not  filled  out  177. 
unless  there   is   in   the   agreement  '  See  ante,  |§  108,  et  seqq. 
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they  not  say  as  between  themselves  and  the  other  members, 
'  If  this  society  comes  to  grief,  recollect  we  shall  be  paid 
first.  It  is  only  in  that  case.  If  this  society  is  prosper- 
ous, everybody  is  paid  and  paid  handsomely.'  Why  shall 
they  not  say,  '  We  will  put  our  money  down  ;  we  will  start 
your  society,  and  get  you  money  which  shall  be  advanced 
to  your  building  members  or  buying  members  who  want 
house  property,  on  these  terms,  viz.,  if  we  put  our  money 
down  in  hard  cash,  if  the  society  does  not  turn  out  pros- 
perously we  shall  be  repaid  '  ?  There  does  not  appear  to 
me  to  be  anything  against  the  constitution  of  the  society 
in  such  an  arrangement ;  on  the  contrary,  it  may  enable 
societies  to  be  established  which  otherwise  could  not  be  set 
agoing  at  all.  Again,  is  it  contrary  to  the  constitution  of 
such  a  society  that  members  shall  pay  up  installments  in 
advance?  I  say  clearly  not.  The  more  money  you  get 
from  the  investing  members  the  more  money  you  have 
ready  to  advance  to  the  borrowing  members,  and  the  more 
rapidly  you  would  bring  your  society  to  an  end,  if  the  so- 
ciety is  established  without  a  fixed  '  period.  It  seems  to 
me  there  is  no  reason  why  the  judicature  should  say  that 
these  arrangements  .  .  .  are  illegal  because  they  are  con- 
trary to  the  policy  on  which  these  societies  are  founded."^ 
This  decision  was  accepted  by  the  House  of  Lords.^ 

§  463.  A  similar  result  was  reached  b}-  the  Court  of 
Appeals  of  New  York.  An  association  was  sought  to  be 
incorporated  under  the  building  association  law  of  that 
state,'  which,  whilst  not  requiring  the  stock  to  be  paid  for 
in  installments  from  time  to  time  as  they  shall  fall  due, 
does  require  the  certificate  to  set  forth  "  the  amount  of  each 
share  "  of  stock  and  "  the  monthly  or  weekly  dues  per 
share."  It  makes  no  provision  for  paid-up  or  preferred 
stock,  but  directs  that  certain  matters  shall  be  inserted  in 
the  certificate  of  incorporation  and  permits  the  same  to  con- 

'  /.i'\,  without  a  ininiiiuHii  ])erio(l.  ''Laws  1892,  ch.  6S9,  art.  5.    The 

^  In    re    Guardian    Perm.  Benefit  statute   is  the  l)ankin^  law  of  New 

Building  Soc,  Scott's  Case,  23  Ch  York,  art.  5  being  entitled  "  Build- 

D.  440,  453,  at  pp.  464-465.  ing    and    Mutual     Loan    Corpora- 

3  Murray   v.    Scott,   9   App.  Cas.  tions." 
5'9- 
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tain  "such  other  provisions  not  inconsistent  with  law  as 
shall  be  necessary  for  the  convenient  and  effective  trans- 
action of  its  business."  The  certificate  submitted  to  the 
proper  official  for  approval  provided  for  three  kinds  of 
stock,  to  wit,  iustalhnent,  preferred  and  income  stock.  He 
declined  to  approve  or  file  it  on  the  t;round  that  such  a 
corporation  could  have  but  one  kind  of  stock,  to  wit,  in- 
stallment stock,  to  be  paid  for  in  installments.  An  appli- 
cation for  a  mandamus  to  compel  him  to  approve  and  file 
the  certificate  was  denied.  Upon  appeal  from  that  de- 
cision, the  legality  of  the  provision  for  the  other  species  of 
stock  was  directly  in  question.  After  declaring  that  "  a 
certificate  which  did  not  provide  for  the  payment  of 
monthly  or  weekly  dues  by  any  member  of  the  corporation 
who  wished  to  pay  in  that  way  would  undoubtedly  be  a 
departure  from  the  law  "  ' ;  and  that  "  the  evident  purpose 
of  the  law  is  to  authorize  the  formation  of  these  corpo- 
rations mainly  for  the  benefit  of  wage  earners  and  other 
people  of  limited  means,  to  enable  them  to  acquire  homes 
and  to  accumulate  their  savings,  and  no  provision  should 
be  inserted  in  certificate  of  incorporation  under  this  law 
which  would  thwart  this  purpose," — the  court,  reversing 
the  decision  below,  goes  on  to  say  :  "  This  certificate  pro- 
vides for  shares  of  $ioo  each,  and  for  monthly  dues  of  50 
cents  on  each  share.  The  general  scheme  is  that  the  dues, 
fees,  penalties,  and  all  other  income  of  the  corporation 
shall  go  into  a  common  fund,  and  from  this  fund  annual 
dividends  are  to  be  made,  which  are  to  be  applied  upon  the 
shares  of  stock  until  they  are  fully  paid  for.  Dues  may  be 
paid  in  advance  with  the  assent  of  the  directors,  and  upon 
such  advance  payments  the  directors  may  allow  a  rebate  or 
discount  at  such  rate  per  annum,  for  the  time  of  payment 
in  advance,  as  they  shall  from  time  to  time  prescribe. 
Such  payments,  instead  of  being  contrary  to  the  purpose 
of  such  corporations,  may  be  promotive  of  that  purpose. 
If  a  wage-earner  has  the  money,  it  may  be  wise  to  permit 
him  to   make  the  advance  payments,  and  thus  to  save  his 

'  A  similar  statement  is  made  by       Ben.    Building   vSoc  ,    Scott's  case, 
Cotton,  L.  J. ,  in  re  Guardian  Perm.       supra,  at  p.  466. 
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money  ;  and  in  this  wa\-,  too,  money  is  accumulated  by 
the  corporation  more  rapidly  for  loan  to  its  members.  So, 
the  law  is  not  violated  by  these  advance  payments  upon  in- 
stallment stock,  and  no  injustice  is  done  to  any  of  the 
members  thereby.  The  certificate  provides  that  '  upon 
prepaid  stock  there  shall  be  paid,  at  the  time  of  subscrip- 
tion, dues  to  the  amount  of  sixty  dollars,  and  the  holder 
thereof  shall  be  entitled  to  receive,  out  of  the  profits  ap- 
portioned thereto,  semi-annual  dividends  in  cash,  up  to  the 
rate  of  six  per  cent,  per  annum.  The  profits  apportioned 
to  such  stock,  over  and  above  such  dividends,  shall  be 
credited  thereto,  and  be  payable  with  the  stock  at  its  ma- 
turity.' The  character  of  such  stock  must  be  determined 
at  the  time  of  the  subscription.  What  harm  can  come  from 
the  creation  of  such  stock  ?  It  allows  a  member  who  has 
money  enough  to  pay  his  dues  for  10  years  in  advance  ; 
and  why  is  that  not  wise  policy  ?  Having  thus  paid  in 
advance,  his  dividends  are  not  needed  to  carry  his  stock  to 
maturity,  and  hence  he  may  draw  his  dividends  up  to  6  per 
cent.,  and  the  balance  of  his  dividends  over  that  sum  are 
applied  to  carry  his  stock  to  maturity.  He  has  no  ad- 
vantage over  the  holders  of  installment  stock.  Their 
d*ividends  are  apj^lied  to  carry  their  stock  to  maturity,  and 
they  thus  have  the  same  benefit  that  they  would  have  if 
the  dividends  were  first  paid  to  them,  and  then  by  them  paid 
upon  their  stock.  All  dividends  are  required  to  be  made 
upon  the  net  sums  to  the  credit  of  the  shares,  and  not  upon 
the  par  value  of  the  shares ;  and  hence  the  holders  of  pre- 
paid shares  get  precisely  the  same  dividends  proportioned 
to  the  amount  standing  to  the  credit  of  their  shares  as  are 
paid  to  other  stockholders,  and  no  more.  It  is  impossible 
for  us  to  perceive  how  this  scheme  violates  the  law  or  any 
public  policy.  It  does  not  prevent  or  defeat  equality  or 
mutuality  among  the  members.  And  if  the  prepaid  stock 
is  to  be  condemned,  then  it  is  not  perceived  how  prepay- 
ment of  installment  upon  installment  stock  can  be  upheld. 
Money  must  come  into  the  treasury  of  one  of  these  corpo- 
rations, from  the  small  monthly  dues,  very  slowly,  and 
members  desiring  to  borrow  the  money  for  the  purchase  or 
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iniproveniciit  of  homes  must  wait  a  long  time  before  they 
can  be  accommodated  with  loans  from  money  thus  con- 
tributed ;  but,  if  prepayment  of  dues  is  permitted,  the 
ability  of  the  corporation  to  aid  its  members  by  loans  is 
greatly  facilitated,  and  the  main  purpose  of  their  creation 
is  thus  promoted.  The  income  stock,  upon  which  the 
members  are  also  required  to  pay  in  advance  $60  per  share, 
differs  from  the  prepaid  stock  onh'  in  the  fact  that  the 
holder  of  such  stock  may  receive  dividends  in  cash  up  to  8 
per  cent.,  and  in  case  the  dividends  are  more,  such  dividends 
are  apportioned  among  the  holders  of  other  kinds  of  stock  ; 
and  what  we  have  said  about  the  prepaid  stock  applies  to 
this  stock.  The  corporation  has  protection  against  the 
prepaid  and  income  stock,  as  it  is  provided  in  the  certificate 
that  the  directors  may  at  any  time  refuse  to  issue  such 
stock,  and  may  at  any  time,  upon  30  days'  notice,  retire 
such  stock  by  paying  the  book  value '  thereof.  But  it  is 
said  that  there  is  no  requirement  that  the  prepaid  and  in- 
come stock  shall  be  carried  to  maturity,  so  as  to  be  full 
paid.  We  are  not  sure  of  this.  As  the  shares  are  fixed  at 
^100,  and  are  not  mature  until  they  reach  that  sum,  it  may 
be  that  the  directors  may  require  that  these  shares  shall,  at 
the  proper  time,  be  brought  to  maturity  on  an  equality 
with  the  other  shares.  But  even  if  this  be  not  so,  no  in- 
justice can  come  from  this  situation,  because  in  no  event 
can  the  holder  of  these  shares  draw  more  than  the  amount 
that  has  been  credited  upon  them,  nor  can  they  draw 
dividends  on  more  than  such  amounts."  "  It  must  be  borne 
in  mind  that  this  decision  is  under  a  statute  permitting  the 
declaring  and  paying  of  dividends. 

§  464.  The  result  of  the  principles  declared  and 
applied  in  these  decisions  would  seem  to  be,  in  the  ab- 
sence of  any  statutory  provision  expressly  authorizing  or 
prohibiting  it,  (i)  that  building  associations  may  always 
permit   prepayments  of  stock  subscriptions  to  be  received, 

'  The  book  value,  in  general,  is  tioned     thereto,    less     the     losses 

the   net  amount  to  the   credit  of  a  charged  against  it. 

share  upon  the  books  of  the  asso-  ^  People,    ex    rel.    Fairchild,    v. 

ciation,    including    all    dues    paid  Preston,   35    N.    E.    Rep.    979,    per 

thereon,    with    the  profits  appor-  Earl,  J. 
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with  or  without  rebate  or  interest  allowance  in  considera- 
tion of  such  prepayment :  (2)  that,  in  pursuance  of  charter 
provisions,  such  associations  may  issue  paid-up  stock  with 
the  incident  of  priority  in  distribution  over  installment 
stock  :  (3)  that,  under  a  like  power  and  the  right  to  pay 
dividends,  they  may  issue  paid-up  stock  bearing  income  at 
any  given  reasonable  rate  per  annum  payable  in  cash  out 
of  and  to  the  extent  of  the  earnings  of  the  association, — 
an  arrangement  on  the  part  of  any  corporation  to  pay  in- 
terest or  dividends  to  its  shareholders,  without  reference  to 
the  ability  of  the  company  to  pay  them  out  of  its  earnings 
being  wholly  illegal  and  void.' 

Classification  of  Stock  According'  to  Anionnt  of  Dues  Pay- 
able. 

§  465.  It  is  but  a  corollary  of  what  has  been  said  that 
a  building  association  may,  by  charter  provision,  be 
authorized  to  issue  different  classes  of  stock  to  be  paid  for 
in  periodical  installments  of  different  amounts,  unless,  in- 
deed, the  statute  prescribes  one  uniform  rate.  Thus,  such 
restrictions  out  of  the  way,  one  class  of  stock  may  be  is- 
sued the  weekly  or  monthly  dues  upon  which  shall  be  a 
certain  sum  ;  another  class  in  which  the  dues  shall  be 
double  that  sum,  etc.  The  test  of  the  legality  of  any  such 
arrangement,  must  always  be  that  all  the  stock  of  every 
class  shall  share  equally,  according  to  the  sums  paid  in,  in 
the  common  fund  and  profits. 

In  the  remaining  sections  of  this  chapter,  the  excep- 
tional features  above  referred  to  will  be  disregarded.  The 
applicability  or  inapplicability  of  the  rules  therein  dis- 
cussed to  the  different  classes  of  stock  is  so  apparent  that 
an  attempt  to  point  out  either  in  detail  would  only  result 
in  prolixity,  if  not  confusion. 

Acquisition  of  Stock.     Subscription.     Condition. 

§  466.  The  person  desiring  to  become  a  member  in 
the  corporation,  subscribes  for,  /.r.,  binds  liiinsclf  to  pay 
into  the  common  fund  the  sums  represented  by  each  of  a 
certain  number  of  these  shares,  not  in  excess  of  the  allow- 

'  I  Cook,  Stock,  etc.,  i*  277. 
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ance  ordained  by  statute  or  charter  as  the  maximum  of 
shares  to  be  lawfully  held  by  any  individual.'  The  sub- 
scription of  the  whole  amount  thus  ascertained  and  di- 
vided b>'  the  organic  law  of  the  corporation,  is,  in  general, 
a  condition  precedent  to  entering  upon  the  active  opera- 
tions contemplated  in  the  act  of  association.  It  is  pre- 
sumed that  the  entire  amount  fixed  is  necessary  for  the 
successful  prosecution  of  the  business  of  the  society.^  This 
is  a  principle,  however,  designed  only  to  protect  the  sub- 
scriber ;  for,  where  somewhat  over  three-fourths  of  the  capi- 
tal stock  provided  in  the  charter  of  a  building  association 
had  been  taken,  all  the  laws  for  the  creation  and  organiza- 
tion of  the  corporation  had  been  substantially  complied 
with,  and  there  was  not,  at  the  time,  nor  at  any  subse- 
quent period,  any  law  requiring  a  building  association  to 
have  more  capital  stock  than  the  amount  actually  sub- 
scribed for  and  taken  in  it :  it  was  held  that  the  power  of 
the  corporation  to  transact  all  the  legitimate  business  for 
which  it  was  created,  was  complete.^  But,  to  save  the  sub- 
scriber from  the  hardship  of  being  compelled  to  risk  his 
substance  upon  an  enterprise  rendered  precarious,  from  the 
outset,  by  a  manifest  want  of  working  capital,  an  under- 
standing is  implied  in  the  contract  of  subscription  that  he 
shall  not  be  held  thereto  unless  the  full  amount  of  the 
stock  be  taken.  ^ 

Implied    Condition    in    Subscription    may    be     Waived. 
Kstoppol. 

§  467.  To  that  extent,  the  subscription  may  be  consid- 
ered as  conditional.  It  is  a  condition,  however,  which  may 
be  waived  by  the  subscribers  themselves,  and  with  their 
consent  the  company  may  not  only  organize,  with  those  as 
members  who  are  willing  to  proceed  or  waive  their  objec- 
tion to  so  doing,   but  do  all  other  things  incident  to  and 

'  As  to  the  right  of  a  member  to  ^  Massey  v.  The  Citizens'  Build- 
hold  more  than  one  share,  where  ing  and  Savings  Association  of 
the  value  is  fixed  by  law,  see  ante,  Paola,  22  Kan.  624.  See  also  S.  P. 
^  45,  note.  in  ca.se  in  preceding  note. 

*  Morrison   et  al.,  Rec'rs  Chesa-  ■•  Morrison  et  al.,  Rec'rs  z^.  Dor- 

peake,   etc.,  Building    Association  s^y,  ubi  supra. 
V.  Dorsey,  48  Md.  461. 
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necessary  for  the  prosecution  of  the  particular  business  for 
which  it  was  incorporated.'  This  consent  or  waiver 
may  be  either  express  or  implied  from  the  acts  and  declar- 
ations of  the  subscribers.  If,  knowing  the  whole  capital 
stock  had  not  been  taken,  they  attend  the  meetings  of  the 
association,  co-operate  in  the  \'otes  for  the  expenditure  of 
money,  for  the  purchase  of  property,  for  the  making  of 
contracts,  and  other  acts  which  could  only  be  properly  done 
upon  the  assumption  that  the  subscribers  intended  to  pro- 
ceed with  the  stock  taken  up,  they  would  be  estopped 
thereafter  from  denying  the  proper  corporate  existence  of 
the  society  because  of  the  defect  of  stock,  in  defence 
against  the  enforcement  of  obligations  incurred  by  them 
towards  it.' 

Increase  of  Stock. 

§  468.  The  amount  and  vahie  of  the  stock  being  fixed 
by  charter,  under  a  general  statute,  it  is  competent  for  the 
association,  by  virtue  of  authority  given  for  that  purpose 
in  the  charter,  to  increase  the  stock  within  the  limits 
established  by  the  statute,  and  in  the  manner  required  to 
legalize  such  change.  But  neither  can  the  Board  of  Direc- 
tors, except  under  powers  expressly  conferred,  assume  to  in- 
crease the  capital  stock,  nor  will  such  an  increase,  if  made 
by  the  court  upon  application  of  the  directors  acting  with- 
out such  powers,  be  valid.'' 

Property  in  Shares  of  Stock. 

§  469.  A  share  is,  in  fact,  merely  a  right  to  partake  in 
the  surplus  profits  obtained  from  the  use  and  investment  of 
the  paid-in  subscriptions  and  other  revenues  of  the  associa- 
tion, in  proportion  to  the  amount  contributed  upon  it,  and 
under  such  restrictions  and  regulations  as  are  prescribed  by 
statute,  or  may  be  legally  imposed  by  charter  or  by-laws. 
These  profits  arise,  in   many  cases,  largely  out  of  realty  ; 

'  lb.;    Haj^er   z'.     Cleveland   and  West   Sprinj^fitfld     Bridge    Co.     :'. 

Bassett,  36  Md.  476  (491 ).  Cliapin,  6  Cush.  {  Mass. )  50. 

*  Morrison  et  al.,  Rec'rs  v.  Dor-  ^  See  ante,  §   178,  and  compare, 

sey,    ubi    supra ;    Massey    v.    The  as  to  permanent  societies,   strictly 

Citizens'  Building  anrl  Savings  As-  so-called,  ante,  \  23. 
sociation,    ubi  supra;    Cabot  and 
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where  the  funds  of  the  association  are  bound  up  in  hind, 
may  even,  for  a  time,  be  ahnost  exclusively  represented  by 
real  estate.  Yet  the  shares  are  personal  property,  and  the 
members  have  no  interest  in  the  realty  as  such.'  At  the 
same  time,  the  shares  are  not  chattels  ;  they  are  rather  akin 
to  choses  in  action,  mere  evidences  of  property.  They  are 
not,  at  common  law,  capable  of  being  taken  in  execution, 
and  sold  for  debts  :  and,  under  the  common  law  rules  as  to 
property  of  husband  and  wife,  if  a  woman  who  is  an  in- 
vesting member  in  a  building  association  marry,  her 
husband  (in  the  absence  of  settlement)  will  be  entitled, 
during  coverture,  to  receive  the  money  deposited  by  her 
di{))i  sola ;  but  if  he  die  without  having  received  it,  the 
wife  will  be  again  entitled  to  the  money,  and  the  deceased 
husband's  personal  representatives  will  have  no  claim.' 
The  interest,  therefore,  which  a  member  in  a  building  as- 
sociation has,  by  virtue  of  his  status  as  a  shareholder,  and 
independently  of  any  rights  of  withdrawal  and  anticipation, 
is  a  subsisting  claim  to  participate,  in  a  certain  proportion, 
in  the  distribution  of  the  effects  of  the  association,  upon  its 
expiration  and  winding  up.  There  is  constantly  going  on, 
within  the  association,  an  ideal  process  of  setting  apart 
dividends,  reuniting  and  fructifying  them,  as  it  were,  until, 
by  the  aid  of  all  these  undistributed  dividends,  the  amount 
actually  paid  in  upon  each  share  has  swelled  to  the  limit 
fixed  by  the  charter  as  the  paid-up  value  thereof.  Then 
only,  when  the  functions  of  the  association  have  ceased,  to 
use  and  manage  the  fund  for  the  benefit  of  its  members,  and 
to  hold  the  legal  title  thereto  for  that  purpose  ;  when  the 
duties  of  the  association  have  grown  merely  ministerial,  to 

'  In  the  case  of  an  English  Free-  the  shareholders  more  than  an  in- 
hold  Land  Society  it  was  held  that  terest  in  the  common  stock,  which 
the  members  had  no  interest  in  the  is  a  movable  subject,  and  not  a 
land  conveyed  to  it,  and  that  shares  joint  ownership  of  heritable  sub- 
therein  are  not  within  the  Mort-  jects.  Dove  v.  Young,  7  Macph. 
main  Acts.  Entwistle  v.  Davis,  304.  See  also,  Angell  and  Ames, 
Law  Rep.  4  Eq.  272;  36  L.  J.,  Ch.  Corp.,  §§557,  et  seqq./ Field,  Corp., 
825.  And  in  Scotland,  the  posses-  §§  127,  et  seqq. 
sion  of  shares  in  a  joint-stock  com-  "^  See  Co.  Litt.  351  a;  Richards  v. 
pany  holding  heritage,  whether  in-  Richards,  2  B.  and  Ad.  453;  22 
corporated  or    not,   does  not  give  Engl.  C.  L.  R.  119. 
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be  the  disburser  of  the  amounts  due  on  each  share, — is  the 
property  comprehended  by  the  ideal  thing  called  a  sJiare^ 
which  is  "  intangible,  and  rests  in  abstract  legal  contem- 
plation," '  perfected  in  its  holder,  and  become  susceptible 
of  tangible  and  visible  possession,  and  legally  the  subject 
of  such,  either  actually  or  constructively.'  Realization  of 
such  shares  may,  under  certain  circumstances  and  re- 
strictions, be  achieved  at  an  earlier  period  by  virtue  of  the 
rights  of  withdrawal  and  anticipation  ;  ^  but  it  is  partial 
only,  and  rests  iipon  contract  and  compromise  between  the 
society  and  the  member,  and  in  no  manner  affects  the  real 
nature  of  the  interests  of  shareholders  as  such  in  the  society. 

Transfer  and  Assign  incut  of  Shares  of  Stock. 

§  470.  Like  notes  or  bills  of  exchange,  these  shares  may 
be  transferred  by  assignment  and  delivery.  For  the  pro- 
tection and  convenience  of  the  association,  the  method  and 
formalities  of  the  transfer  of  its  shares  are  either  specified 
in  the  charter  or  left  to  by-law  regulation.  In  general,  the 
provision  is  made  that  the  stock  shall  be  transferable 
only  upon  the  books  of  the  corporation,  and  even  in  the 
absence  of  such  rule,  the  usual  and  proper  mode  of  assign- 
ing corporation  stock  is  laid  down  as  follows  :  "  An  assign- 
ment of  the  stock  in  writing  is  made  by  the  former  owner 
of  it,  with  a  power  of  attorney  to  transfer  it  on  the  ])ooks 
of  the  corporation.  Books  of  transfer  are  kept  for  this 
purpose,  and  on  the  production  of  these  papers,  the  nomi- 
nated attorney  makes  the  formal  transfer,  the  old  certifi- 
cate is  cancelled,  and  a  new  certificate  is  issued  to  the  new 
owner."  '  The  signing  of  powers  of  attorney  to  transfer  in 
blank  has  become  a  matter  of  usage, '  and  the  delivery  of 
the  instrument  so  signed,  together  with  the  certificates  of 
stock,   is  evidence  of  an  implied  authority   to  fill  up  the 

'  Opinionof  Folger,  J.,in  Burrall  *  Kortright  v.    Bank,    20   Wend. 

V.  Bushwick  R.  R.  Co.,  ubi  supra.  (N.  Y. )  91.     See  Smith  v.  Crooker, 

'Compare  Slaymaker  v.  Gettys-  5  Mass.   535;  Costen's  App.,  13  Pa. 

burg  Bank,    10  Pa.   373;   Gilpin  v.  292;    Angell   and    ,'\ine.s,    Corp.,    § 

Howell,  5  Id.  57.  564;  German   Union  Building   and 

3  See  ante,  ^^  50,  et  .sef|q.  Savings  Fund  Association  v.  Send- 

*  Folger,  J.,  in  Burrall  v.  Bush-  mayer,  50  Pa.  67. 
wick  R.  R.  Co.,  75  N.  Y.  211. 
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power  with  the  name  of  the  attorney  to  make  the  transfer,' 
and  the  proceedino-  is  nnobjeetionable,  if  there  is  a  valna- 
ble  consideration  to  snpport  the  contract." 

§  471.  The  rnle,  that  the  stock  shall  be  transferable 
only  on  the  books  of  the  corporation,  being  intended 
merely  for  the  secnrity  of  the  corporation,  no  force  is  given 
to  it  fnrther  than  to  effect  that  pnrpose  ;  ^  and  even  where 
embodied  in  the  act  of  incorporation,  it  does  not  prevent 
the  title  to  shares  from  passing  by  a  transfer  otherwise 
made.'  As  between  adverse  claimants  of  the  stock,  posses- 
sion of  the  certificate,  with  the  transfer  upon  it,  is  often  the 
test  of  title  ;  ^  a  person  to  whom  shares  have  been  bona  fide 
transferred  will,  indeed,  hold  them  without  any  certificate.® 
But,  as  the  stock-book  is  the  evidence  of  the  relation  be- 
tween the  member  and  the  association,^  the  certificate  be- 
ing such  only  secondarily,  and  as  the  corporation  itself, 
when  performing  a  corporate  duty,  springing  out  of  the 
membership  relation,  and  not  dealing  with  its  stockholder 
on  the  security  of  his  stock  on  a  distinct  contract  relation,* 
need  consult  nothing  further  than  its  own  records,  whoever 
would  demand  the  privileges  of  a  stockholder  being  bound 
to  produce  his  title,  and  ask  to  be  permitted  to  par- 
ticipate ;  '•'  it  is  evident  that  an  assignment  of  the  stock  not 
entered  upon  the  books,  though  it  passes  a  perfect  title  as 
between  the  parties  to  the  assignment,  is  only  an  equitable 
transfer,  and,  to  be  made  absolutely  available,  and  give  the 
transferee  the  privileges  of  a  recognized  stockholder,  must 


'  German  Union  Building  and 
Savings  Fund  Association  v.  Send- 
mayer,  tibi  siipra. 

2  German  Union  Building  and 
Savings  Fund  Association  v.  Send- 
mayer,  nbi  supra. 

3  Angell  and  Ames,  Corp. ,  ?  354. 
A  transfer  of  stock  not  entered  upon 
the  books  of  the  company  is  good 
against  all  the  world,  except  a  sub- 
sequent purchaser  in  good  faith 
without  notice.  People  v.  Elmore, 
36  Cal.  653. 

*  Duke  V.  Cahawba  Nav.  Co.,  10 
Ala.  82. 


■^  Bank  of  Commerce's  App.,  73 
Pa.  59. 

•=  Agricultural  Bank  v-  Burr,  24 
Maine,  256;  Same  v.  Wilson,  lb. 
273;  Chester  Glass  Co.  v.  Dewey, 
16  Mass.  94. 

'  Dobinson  v.  Hawks,  16  Sim. 
407;  12  L.  T.  Rep.  238;  39  Engl. 
Ch.  Rep.  406. 

8  German  Union  Building  and 
Savings  Fund  Association  v.  Send- 
mayer,  50  Pa.  67. 

9  Field,  Corp.,  §  132,  note  3; 
Bank  of  Commerce's  App.,  ubi 
supra. 
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be  produced  to  the  corporation,  and  a  transfer  effected,  or, 
at  least,  demanded.'  Hence,  the  officers  of  a  building  asso- 
ciation, who,  on  its  expiration  divided  the  assets  among 
those  whom  the  books  showed  to  be  stockholders  (the 
charter  and  by-laws  providing  nothing  on  the  subject  of 
transfers,  but  a  book  for  that  purpose  being  kept  by  the  as- 
sociation), were  not  held  liable  to  an  assio-nee  whose  assien- 
ment  was  not  entered  on  the  books,  and  who  had  eiven  no 
notice  thereof,  though  he  held  the  certificates,  with  power 
of  attorney  to  transfer."  Moreover,  until  the  transfer  is 
made  on  the  books  of  the  association,  the  assignee's  title, 
being  merely  an  equitable  one,  remains  liable  to  every  equity 
subsisting  against  the  assignor.^  And  a  transfer  of  the 
shares,  entered  upon  the  books  by  permission  of  the  asso- 
ciation, to  a  subsequent  bona  fide  purchaser  from  the  as- 
signor, in  whose  name  the  stock  has  been  allowed  to  re- 
main standing,  will  destroy  all  rights  and  equities  in  the 
holder  of  the  stock  certificates  to  the  stock  itself^  Still, 
the  assignment  being,  even  before  perfection  on  the  books 
of  the  company,  indisputably  an  equitable  transfer  of  the 
stock,  the  rule  that  the  assignment  of  a  debt  due  by  a  third 
person  is  a  good  equitable  transfer  of  such  debt  as  against 
a  subsequent  attaching  creditor,  notwithstanding  no  notice 
of  such  assignment  is  given  to  the  debtor  until  after  the  at- 
tachment, renders  ineffective  an  attachment  of  shares  in  a 
building  association  standing  in  the  name  of  the  debtor, 
but  assigned  to  another  party  by  transfer  on  the  back  of 
the  certificate  merely.' 


•  Bank  of  Commerce's  App.,  iibi 
supra. 

"^  Bank  of  Commerce's  App.,  iibi 
supra. 

'  lb.  See  also  Bayard  v.  Farm- 
ers and  Mechanics'  Bank,  52  Pa. 
232;  Bury  V.  Hartman,  4  S.  and  R 
(Pa.)  175;  Brindle  v.  Mcllvain,  9 
Id.  74;  Gourdon  v.  Insurance  Co. 
of  N.  A.,  I  Bin.  (Pa.)  430;  Wheeler 
V.  Hughes,  I  Dallas  (Pa.),  23;  War- 
del  V.  Ivlwards,  2  Johns.  Cas.  (N, 
Y. )  260;  James  v.  Woodruff,  10 
Paige,  N.  Y.  Ch.  Rep.  541;  S.  C,  2 


Denio,  474;  Angell  and  Ames, 
Corp.,  §  779. 

•'  I'ield,  Corp,  i!i!  no,  132. 

^  See  Stephens  v.  Stephens,  i 
A.shm.  (Pa.)  190.  An  attaching 
creditor  stands  in  the  .shoes  of  his 
debtor,  and  any  equities  that  could 
be  set  up  against  the  latter  are 
equally  available  against  the  for- 
mer. Patten  v.  Wilson,  34  Pa. 
299;  Commonwealth  v.  Watmough, 
6  Wharl.  (Pa.)  117,  137;  P^orney's 
App.,  59  Pa.  398. 
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Hostraiiits  upon  Traiisior.     Kt'^iilarioii  by  l$.v-L:»\v. 

vj  472.  The  cntr)-  or  record  of  the  transfer  on  the  cor- 
poration books  is,  therefore,  a  rio;ht  wliich  the  bona  fide 
assignee  of  stock  may  insist  nj)on,  and  a  duty  which  the 
association,  its  ofTicers  and  agents  havino-  charo^e  of  the 
books,  are  bound  to  perform,  upon  proper  demand  and 
proof,  and  where  no  rights  of  the  corporation  are  inter- 
fered witli.'  And  the  possession  of  the  certificate,  with 
transfer  to  the  holder,  or  power  of  attorney  executed  in 
blank,  xs  pri))ia  fiicic  evidence  of  equitable  ownership,  and 
renders  the  stock  transferable ;  and  proof  of  value  paid, 
without  notice  of  any  intervening  equity,  makes  the  hold- 
er's title  unimpeachable."  The  association  has  no  right  to 
restrain  the  free  exchange  of  property  by  trammelling  the 
transfer  of  its  own  shares.  It  has  the  right  to  charge  a 
reasonable  fee  for  the  recording  of  the  transfer  ;  ^  but  a  by- 
law requiring  any  unreasonable  formality,  or  raising  any 
extraordinary  impediment  to  the  transfer  of  stock,  would, 
in  the  absence  of  express  legislative  authority  to  pass  it, 
be  void.'  Nor  does  a  provision  that  a  member  transferring 
shares  to  another  shall  pay  the  association  a  transfer  fee  on 
each  apply  where  one  who  has  subscribed  to  a  number  of 
shares  in  his  own  and  others'  names,  in  order  to  withdraw 
all  produces  proper  vouchers  from  those  interested  in  the 
shares  for  payment.^ 

Kemedy  for  Improper  Refusal  to  Transfer.     Measure  of 
Damages. 

§  473.  If  the  transfer  of  stock,  when  duly  requested,  is 
improperly  refused  by  the  corporation,  or  its  officers  or 
agents  having  charge  of  its  books,  the  person  wronged 
will  have  an  action  on  the  case,*"'  or  an  action  of  assumpsit 

'  As,  for  instance,  if  it  have  a  lien  ^  McGannon  v.  Central  Building 

upon   it   for   unpaid    installments,  Association,  19  W.  Va.  726. 

fines,   etc.     But  after  payment  of  ■"  Angell  and  Ames,  Corp.,  §567. 

these  charges,  it  is  again  bound  to  *  Thompson,   B.    A.,    p.    70,    cit. 

transfer.     Weston   v.    Bear    River,  Building  Association  v.  Henderson, 

etc..  Mining  Co.,  5  Cal.  186.  3  Bull.  386. 

'^  Mt.    Holly    Turnpike     Co.     i\  «  Angell  and  Ames,   Corp.,  §  38; 

Ferree,  17  N.  J.  Eq.  117.  Presbyterian     Church    v.    Carlisle 

Bank,  5  Pa.  345. 
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to  recover  damages  or  dividends.'  But,  it  seems,  the  exist- 
ence of  the  ordinary  legal  remedies  precludes  the  interpo- 
sition of  the  extraordinary  powers  for  the  purpose  of  com- 
pelling a  transfer  by  uia)idaniiis^-  except  where  the  recovery 
of  damages  would  be  an  inadequate  compensation.^  The 
purchaser  of  shares  in  a  building  association  is,  therefore, 
not  entitled  to  a  Diandamiis  to  compel  the  association  to 
transfer  them  to  him  on  its  books.  He  has  an  adequate 
remedy  in  a  suit  for  damages.'  Unless  the  particular  case 
is  "of  such  exceptional  character  that  damages  recoverable 
in  a  suit  at  law  will  not  adequately  compensate  the  relator 
for  the  loss  of  his  stock,  the  writ  must  be  denied.  "  There 
are  some  features  peculiar  to  these  associations  which  dis- 
tinguish them  from  other  stock  companies  ;  but  they  do 
not  render  it  impracticable  to  estimate  fairly  the  value  of 
the  shares  at  any  time  so  as  to  remunerate  the  owner  of 
them  in  damages  for  their  loss,  nor  do  these  peculiarities, 
in  m\-  judgment,"  says  Van  Syckel,  J.,""'  "  furnish  a  suffi- 
cient reason  for  engrafting  an  exception  upon  a  well-settled 
rule  of  law.  Exceptions  always,  to  some  extent,  render  a 
rule  uncertain,  and  should  not  be  favored  unless  clearly  es- 
sential to  the  promotion  of  justice." 

§  474.  In  an  action  at  law,  the  measure  of  damages  for 
improper  refusal  to  transfer,  is  the  actual  value  of  the 
stock  at  the  time  of  such  refusal.*^  In  applying  this  rule 
to  the  case  of  building  associations,  it  was  held  that  the 
plaintiff  was  entitled  to  recover  the  amount  which  had 
been  paid   as  dues  on  the  stock  up  to  the  time  of  refusal, 

'  Angell  and    Aines,    iibi   supra ;  Buffalo      Comiuercial      Bank.       20 

Sargent  v.  Franklin  Insurance  Co.,  Wend.   (N.   Y. )  91;  S.  C.  in  error, 

8  Pick.  (Mas.s. )  90.  22  Id.  348. 

^2  Shipley  f.  Mechanics'  Bank,   10  ''Sedgwick,  Meas.  of  Dam.   ( jlh 

Johns.  (N.  Y.)484.  ed.),   143-144;  Sargent  v.  Franklin 

=>  Cushnian     v.    Thayer    Jewelry  Insurance  Co.,  8   Pick.  (Mass. )  98; 

Manufacturing  Co.,  76  N.  Y.  365.  Korlright -'  Bank,  .?///>ra.     German 

*  State,  Galbraith,  pros.,   v.  Peo-  Union   Building  and  Savings  I'und 

pie's  Building  and  Loan  Associa-  Association  v.   Sendmayer,  50  Pa. 

tion  of  Camden,  43  N.  J.  L.  389.  67;  North   America  Building  Asso- 

■^  lb,;  cit.  High,  Extra-ord.  Reme-  ciation  v.  Sutton,  35  Id.  463:  corn- 
dies,  ?  313;  Rex  V.  Bank  of  I^ng-  pare,  however  Reading  Iron  Works' 
land,  Doug.  524;  Shipley  v.  Me-  Est.,  Reading  Trust  Co.'s  App., 
chanics'  Bank,  supra;  Kortright  ?■.  149  id.  182. 
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with   interest  thereon  from   the   date  of    his  several   pay- 
ments.' 

Lion   of  Sofiot.v    u|M>ii   SliaiTs    IVu*   Arrears,   ote.     I^'vy  on 
Stock  t'ovoiHMl  by  lii<Mi. 

§  475.  The  rioht  cif  lien  upon  shares  owned  by  mem- 
bers of  bnildins:  associations  is  conferred  by  the  statntes 
nnder  which  they  are  incorporated,  either  expressly  or  by 
im]')lication,"  and  may  extend  to  all  liabilities  of  a  member 
for  installments,  fines,  and  other  lawfnl  charg-es.  A  pro- 
vision in  the  by-laws  e^ivino-  the  company  a  lien  for  sncli 
npon  the  shares  of  its  members  and  prohibiting  a  transfer 
of  those  shares,  upon  which,  and  whilst  against  them,  such 
a  lien  subsists  is  analogous  to  similar  provisions  in  other 
corporations,  and  proper.^  All  other  parties  attempting  to 
acquire  any  interest  in  the  shares  thus  bound  are  postponed 
to  the  claims  of  the  association.  Thus  the  society's  lien 
has  priority  over  one  to  whom  the  shareholder  pledges  his 
shares.'  A  lien  similar  in  every  respect  to  that  created  by 
statute  or  by-law  may  be  reserved  by  special  agreement 
with  the  shareholder,'*  as  by  formal  pledge  of  his  stock  to 
the  association,  or  assignment  of  it  to  the  same  as  collat- 
eral security.  By  such  pledge  or  assignment,  the  owner's 
title  to  the  stock  is  so  far  divested  that  an  attachment  of  it 
at  the  suit  of  a  creditor  is  postponed  to  the  rights  of  the 
association  to  satisfy  its  claim  against  the  member,  to  the 
extent  of  the  debt  owing  it  from  him  out  of  the  stock,  be- 
fore the  attachment  (binding  only  what  remains  after  the 
building  association  is  satisfied)  can  enure  to  the  benefit  of 
the  attachor.''  It  is  going  too  far,  to  say  that  the  stock  so 
held  in  pledge  is  not  the  subject  of  attachment  at  all,  and 
cannot  be   sold.      "  It   is  true,"  says  Green,  Ch.,   "  that  a 

'  North  America  Building  Asso-  ^  ggg  j  Morawetz,  P.  C,  ^  201. 

ciation  v.  Sutton,  ubi  supra.     But  ^  Ibid.;  Field,  Corp.,   \  3T0,  note, 

where  the  stock  has  a  daily  market  See  ante,  'i  66. 

value,  that  value,  at  the  date  of  the  ■"  Soci(ite      Canadienne-Franyaise 

refusal,    would     probably    be    the  de  Construction  ?'.  Daveluy,  20  Can. 

measure,  according  to  the  interpre-  S.  C,  449. 

tation   put   upon   "net   value"    in  ^  T.M.oxa.^^\.T.,V.  ^.,  ubi  supra. 

Babcock    v.    The   Middlesex    vSav-  ^'E^x\y^u(S.  L,ane's  App.,  89  Pa. 

ings    Bank    and   Building   Associ-  411. 
ation,  28  Conn.  302. 
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chattel  mortgage,  after  forfeiture  in  the  hands  of  the  mort- 
gagee, is  not  liable  to  be  taken  and  sold  on  execution  at 
law  against  the  mortgagor,  on  the  ground  that  the  legal 
ownership  is  in  the  mortgagee.  But  the  company  is  not 
the  mortgagee  of  the  stock.  There  is,  it  is  shown,  a 
formal  transfer  of  the  shares  to  the  association  as  collateral 
security  for  the  payment  of  the  loans.  But  the  shareholder 
is  not  deprived  of  his  title  to  the  stock.  He '  still  contin- 
ues to  be  a  member  with  all  the  rights  of  membership. 
He  is  by  the  constitution  regarded  as  a  stockholder.  As 
such,  he  is  required  to  pay  his  monthly  installments  on 
each  share.  He  may  vote,  act  as  a  director,  or  other 
officer,  and,  in  fact,  do  every  act  which  stockholders  may 
do,  except  transfer  the  title  to  his  shares.  Even  that  he 
may  do,  subject  to  the  lien  of  the  association.  The  trans- 
fer of  the  shares  to  the  association  is  in  the  nature  of  a 
pledge  rather  than  of  a  chattel  mortgage.  The  shares  re- 
main the  property  of  the  shareholder  for  every  purpose, 
excepting  that  of  defeating  the  lien  of  the  association. 
The  shareholder  may  exercise  every  other  control  over 
them.  The  principle  is  applied  wherever  a  stockholder 
pledges  his  stock  to  the  corporation  of  which  he  is  a  mem- 
ber. ...  It  is  true  that  by  the  strict  rules  of  the  common 
law,  a  pledge  could  not  be  taken  in  execution  in  the  hands 
of  the  pledgee.  Neither  could  an  equity  of  redemption  in 
land,  nor  goods  which  had  been  leased,  or  levied  upon  by 
prior  execution,  nor  bank-notes,  nor  stocks,  be  levied  upon, 
in  regard  to  which  the  strictness  of  the  ancient  rule  has 
been  greatly  relaxed  by  judicial  decisions  and  by  statute.  I 
doubt  exceedingly  whether  the  doctrine  is  applicable  to  the 


'  Mechanics'  Building  and  Loan 
Association  of  New  Brunswick  v. 
Conover,  14  X.J.  Eq.  219  (not  di.s- 
turbed  in  this  particular,  by  17  id. 
497:  see  People's  B.  and  L.  Asso- 
ciation I'.  Furey,  (N.  J.)  20  Atl. 
Rep.  890. )  'See,  in  support,  Allen  i'. 
Dykers,  3  Hill  ( N.  Y.),  593;  Dy- 
kers  V.  Allen,  7  Id.  498;  Wilson  v. 
Little.  2  Conist.  (N.  Y.)443;  Mer- 
chants'   Bank    v.    Cook,    4    Pick. 


(.Mass.)  405;  Nesmith  v.  Washing- 
ton Bank,  6  Id.  324;  Quiner  v. 
Marblehead  Social  Ins.  Co.,  10 
Mass.  476;  Vansands  <'.  Middlesex 
County  Bank,  26  Conn.  144;  Colt 
V.  Ives,  31  Id.  25;  Stevens  ?'.  Ilurl- 
but  Bank,  lb.  146;  Middletown 
Savings  Bank  i'.  Jarvis,  33  Id. 
372;  DeLisle  v.  Priestnian,  i 
Browne,  176;  Richards  v.  Davis, 
Am.  Law  Rep.,  June,  1859,  p.  483. 
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peculiar  nature  of  the  pledj^e.  Hut,  admitting  it  to  be  so, 
the  doctrine  was  designed  to  operate  in  favor  of  the 
pledgee.  His  interest,  it  is  admitted,  cannot  be  disturbed 
by  the  levy.  But  if  the  claim  of  the  pledgee  is  satisfied, 
the  levy  is  good.  The  sheriff  may  even  sell,  with  the 
pledgee's  assent,  or  upon  satisfaction  of  his  claim.  .  .  . 
And  if  the  pledgee  consents,  no  third  party  can  object."  ' 


Kij^lit  of  Soeioty  (<►  lOnlorce  Stoik-Paynioiits  by  Suit. 

Jj  476.  By  virtue  of  his  subscription  to  the  stock  of  the 
building  association,  and  the  express  and  implied  under- 
takings he  has  entered  into  with  it  in  his  original  contract 
of  membership,  the  shareholder  is  bound  to  continue  the 
discharge  of  his  stipulated  dues  or  stock-payments  during 
the  society's  existence,   or  until  an  end  is  put  to  the  rela- 


'  Mechanics'  Building  and  Loan 
Association  of  New  Brunswick  z'. 
Conover,  iidi  supra.  The  chancel- 
lor refers  to  Scott  v.  Scholey,  8 
East  476:  "  Goods  pawned  may 
be  taken  in  execution  against  the 
pawnee  in  satisfaction  of  his  pledge. 
And  though  it  is  said,  that,  in  the 
case  of  a  lease  of  land,  and  of  a 
stock  of  cattle  for  a  year,  the}'  can- 
not be  taken  in  execution  during 
the  term,  that  is  because  the  lessor 
himself  could  not  have  dispossessed 
the  tenant  during  the  year,  and  of 
course  the  lessor's  creditor  cannot. 
But,  subject  to  the  right  of  the 
pawnee  in  the  one  case,  and  of  the 
lessee  in  the  other,  the  goods  may 
be  taken."  The  reasoning  of  the 
chancellor  on  this  branch  of  the 
case  does  not  seem  to  be  touched  by 
the  ruling  of  the  court  in  the  same 
case,  novi.  Herbert  v.  The  Me- 
chanics' Building  and  Loan  Asso- 
ciation of  New  Brunswick,  17  N.  J. 
Eq.  497,  which  merely  modified 
the  decision  in  the  above  case  so  as 
to  do  justice  to  other  parties  who 
appeared  for  the  purpose  of  enforc- 
ing their  right  to  the  marshalling 
of  assets.     (See  post,    §§  485,   et 


seqq.)  This  was  a  supervening 
equity,  whose  recognition  cannot 
disturb  the  reasoning  upon  the 
question  whether  or  not  an  execu- 
tion may  take  shares  upon  which 
the  society  has  a  lien,  or  which 
have  been  pledged  to  it,  subject  to 
its  claims  Compare,  however,  ro/i- 
Ira,  Badlam  7'.  Tucker,  i  Pick. 
(Mass.)  3S9  (relating  to  an  equi- 
table interest  in  a  vessel);  Ilolbrook 
Z'.  Baker,  5  Greenl.  ( Me. )  309 
( clock );  Thompson  y.  Stephens,  10 
Maine,  27  (horse);  Lyle  z'.  Barker, 
5  Binn.  (Pa.)  457  (equity  of  re- 
demption in  land;  Haven  z'.  Low, 
2  N.  IL  13  (equity  of  redemption 
in  a  sloop  mortgaged);  Sargent  v. 
Carr,  12  Maine,  396  (creditor's 
tendering  the  pledgee  the  amount 
due  on  the  pledge  made  no  differ- 
ence: but  see  Weston  v.  Bear  River, 
etc..  Mining  Co.,  5  Cal.  1S6,  that 
if  the  claims  of  the  corporation 
against  the  stockholder,  for  which 
the  former  has  a  lien  upon  the 
stock,  are  satisfied,  the  assignee 
of  the  stock  may  compel  its  trans- 
fer to  him  on  the  books).  As  to 
marshalling  of  assets,  see  post,  ^^ 
485,  et  seqq. 
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tion  of  membership.  The  capital  stock  of  a  building  as- 
sociation differs  from  that  of  a  manufacturing  or  other 
corporation,  in  that,  whilst,  in  the  latter,  the  stock  is 
merely  the  means  of  accomplishing  the  objects  for  which 
the  concern  was  designed, — in  the  former,  it  is  itself  the 
end  and  aim,  upon  the  achievement  of  which  the  entire 
enterprise  is  perfected  and  reaches  its  termination.  There 
is,  on  the  other  hand,  a  similarity  between  the  two  classes 
of  corporations  in  the  fact,  that,  in  many  of  those  having 
nothing  in  common  with  building  associations,  the  stock 
is  not  all  paid  up  at  once,  and  may,  indeed,  never  be  all 
paid  by  the  subscribers,  if,  from  the  profits  derived  upon 
such  portion  as  is  paid  upon  the  shares  at  the  outset,  suf- 
ficient can  be  added  to  the  working  capital  to  render  its  ef- 
ficiency, over  and  above  all  loans,  equal  to  that  originally 
contemplated.  So,  in  building  associations,  where  the 
stock  is  paid  up  to  its  par  value  in  gradual  and  trifling 
installments,  the  aim  of  the  management  is,  by  investing 
these  periodical  partial  payments,  to  make  them  con- 
tribute, in  their  turn,  to  the  common  fund,  and  to  shorten, 
as  much  as  possible,  the  time  during  which  the  install- 
ments must  be  paid,  and  consequently  to  diminish,  to  the 
utmost,  the  aggregate  amount  or  total  percentage  payable 
by  each  shareholder  upon  every  share  subscribed.  But,  as 
soon  as  that  whicli  has  actually  been  paid  in  has,  by  its 
own  earnings  and  accumulations,  grown  equal  to  the 
amount  originally  contemplated  as  the  capital  stock  of  the 
building  association,  unlike  any  other  business  corporation, 
whose  prosperity  would  then  only  be  placed  upon  a  solid 
basis  for  future  operations,  the  building  association  has 
achieved  the  whole  purpose  of  its  existence,  and  is  not  only 
ready,  but  compelled  to  disband.  Until,  however,  this  pur- 
pose is  accomplished,  every  shareholder  is  bound  to  con- 
tinue contributing  the  installments  payable,  from  time  to 
time,  upon  his  stock  ; '  he  is  not  entitled  to  special  notice 
of  their  coming  due,  as  in  the  case  of  calls  upon  the  stock 
of  most  other  corporations,  but  is  bound  to  observe  the 
provisions  of  the  charter  and  by-laws  as  to  their  periodical 

'  See  ante,  ^  63. 
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recurrence.'  And  if  he  ueo;lect  or  refuse  to  discharge  his 
obligations  in  this  particular,  he  may,  besides  becoming 
liable  to  the  imposition  of  fines  and  forfeitures  under  the 
rules  of  the  society,"  be  held  therefor  by  the  association  in 
an  action  of  assitnipsit^^  the  dues  accruing  each  month  con- 
stituting separate  debts  to  the  society.^ 


Kelation  of  Borrower's  Stock-Payments  to  llisOebt  to  the 
Society. 

§  477.  In  case  the  member,  instead  of  remaining  a 
mere  investor,  becomes  also  a  borrower  from  the  building 
association,  the  question  as  to  the  relation  between  the  pay- 
ments made  by  him  upon  his  stock,  and  the  debt  he  owes 
the  society,  has  given  rise  to  much  confusion  in  the  decis- 
ions of  the  various  courts.  In  North  Carolina  it  was  said 
that  the  transaction  must  be  treated  upon  the  basis  of  an 
actual  loan  of  money,  and  subsequent  partial  payment 
therefor  by  the  borrower.''  The  same  view  was  taken  in 
the  early  Pennsylvania  cases.*^  Under  the  rulings  of  the 
cases  proceeding  upon  the  theory  of  partial  payments,  it 
follows  that  every  stock-payment  made  by  the  borrowing 
member  is  a.  pro  tanto  reduction  of  his  mortgage  debt,^and 
must  be  defalked  therefrom  with  interest  from  the  date  of 
the  payment.''  The  fallacy  of  this  doctrine  is  obvious 
from   the  fact  that  the  borrower's  standing  as  a  member  is 


'  Morrison  et  al..  Rec'rs  Chesa- 
peake Mutual  Land  and  Building 
Association    v.  Dorsey,  48  Md.  461. 

s  See  ante,  'il  63-65. 

^  [Building]  Association  v.  Kribs, 
7  Leg.  and  Ins  Rep.  (Pa  )  21. 

*  Building  Association  v.  Hopple. 
12  W.  N.  (Pa.)  222. 

*  Overby  v.  The  Fayetteville 
Building  and  Loan  Association,  81 
N.  C.  56;  Hoskins  v.  Mechanics' 
Building  and  Loan  Association,  84 
Id.  838. 

*  Previous  to  North  America 
Building  Association  v.  Sutton,  35 
Pa.  463. 

"  Kupfert  V.  Guttenberg  Building 
Association,   30   Pa.   465;    Hughes' 


App.,  lb.  471;  Philanthropic  Build- 
ing Association  v.  McKnight,  35  Id. 
470  (charge  of  Hare,  J.,  p.  471); 
Building  Association  v.  Tinimins, 
3  Pliila.  209;  Building  Association 
V.  Reid,  lb.  345;  Savings  Fund  v. 
Murray,  14  Leg.  Int.  133;  Columbia 
Building  Association  v.  Dobbins,  15 
Id.  45;  Building  Association  v. 
Rowe,  lb.  See  also  Kelly  v.  Ac. 
commodation  Saving  Fund  and 
Loan  Association,  2  Phila.  237; 
Kelly  V.  Perseverance  Building  As- 
sociation, 39  Pa.  148;  Schnepf's 
App.,  47  Id.  37;  McGrath  v.  Hamil- 
ton Building  Association,  44  Id.  383. 
'^  Building  Association  v.  Reid,  3 
Phila.  345. 
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not  merged  in  his  superadded  character  of  debtor/  and 
that,  as  a  member,  he  is  not  entitled  to  an  account  of  profits 
made  by  the  society  upon  his  contributions  before  the 
period  of  its  termination  (or  that  of  the  series  to  which  his 
stock  belongs),-  whilst  the  settlement  of  his  liabilities  as  a 
borrower  is  also  referred  to  the  winding  up  of  the  mutual 
scheme.^  It  has,  therefore,  become  a  well-recognized  doc- 
trine that  payments  of  dues  upon  stock  are  not  payments 
to  the  mortgage  debt,  and  do  not,  ipso  facto^  work  an  ex- 
tinguishment of  so  much  of  the  mortgage,^  and  hence  that 
they  are  not  to  be  regarded  as  partial  payments,'^  and  that, 
therefore,  a  statutory  rule  for  computing  interest  on  partial 
payments  is  inapplicable  to  them.''  The  fact  that  the  bor- 
rower has  assigned  his  shares  to  the  society  as  collateral  se- 


•  See  ante,  \\,  121-123. 

2  See  ante,  \\  loo-ioi,  130,  et 
seqq. 

'See  ante,  ^^  117,  130,  et  seqq., 
154-166. 

■•  North  America  Building  Asso- 
ciation V.  Sutton,  35  Pa.  463  (468), 
followed  in  Spring  Garden  Associa- 
tion V.  Tradesmen's  Loan  Associa- 
tion, 46  Id.  493;  Link  v.  German- 
town  Building  Association,  89  Id. 
15  (unincorporated);  Watkins  v. 
Workingmen's  Building  Associa- 
tion, 10  \V.  N.  414;  38  Leg.  Int. 
333;  97  Pa.  514;  Kreamer  v.  Build- 
ing Association,  6  \V.  N.  267;  Build- 
ing Association  v.  Eshelbach,  7 
Phila.  189;  Building  Association  v. 
Wall,  lb.  240;  Kingsessing  Build- 
ing Association  v.  Roan,  9  W.  N. 
15;  Springville  Building  Associa. 
tion  V.  Raber,  33  Leg.  Int.  329;  24 
Pittsb.  L.  J.  23;  Selden  v.  Reliable 
Savings  and  Building  Association, 
32  P.  V.  Smith,  336;  Economy 
Building  Association  v.  Hunger- 
buehler,  93  Pa.  258;  Germania 
Building  A.ssociation  v.  Neill,  id. 
322;  Karly  and  Lane's  App.,  89  Id. 
411;  Weiss's  App.,  5  W.  N.  423. 
The  same  principle  is  recognized  in 
Barker:'.  Bigelow,  15  Gray  (Mass. ), 


130  (137);  Delano  v.  Wild,  6  Allen 
(I\Iass. ),  t;  Mechanics'  Building 
and  Loan  Association  of  New 
Brunswick  v.  Conover,  14  N.  J.  Eq. 
219  (not  overruled  in  this  particu- 
lar in  17  id.  497);  Hoboken  Build- 
ing Association  v.  Martin,  13  N. 
J.  Eq.  428;  Somerset  County  Build- 
ing Loan  and  Savings  Association 
V.  Vandervere,  11  id.  382;  State, 
Washington  Building  and  Loan  As- 
sociation, pros.,  V.  Hornbacker,  42 
N.  J.  L.  635;  People's  Building  and 
Loan  Association  v.  Furey,  (N.J.) 
20  Atl.  Rep.  890;  Sweeney  v.  El 
Paso  Building  and  Loan  Association 
(Tex.  Civ.  App.)  26  S.  W.  Rep. 
290;  Blakelej-  v.  El  Paso  B.  and 
L.  Ass'n,  id.  292;  Ilekelnkaemper 
V.  The  German,  etc..  Association, 
22  Kan.  549;  Randall  v.  Nat'l  B.,  L. 
and  Protect.  Union,  (Neb. )6oN. 
W.  Rep.  10 1 9.  And  see  post,  W 
480-482. 

■'  Seibel  v.  Victoria  Building  As- 
sociation, 43  Ohio  St.  371;  Tilleyz', 
American  Building  and  Loan  Asso- 
ciation (U.  S,  C.  C,  W.  D.  Ark. )  52 
I'ed.   Rep.   618,  40  Am.  and  Engl. 

Cor]).  Cas.  375. 

"  Reeve  v.  Ladies',  etc.,  Associa- 
tion, 56  Ark.  335;  19  S.  W.  Rep.  917. 
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cnritv  for  his  debt,. makes  no  difTereiicc  ;  for,  on  the  one 
hand,  this  is  a  rcco.^tiition  of  the  distinct  standinj;-  of  the 
member  as  a  member  and  as  a  debtor ; '  and  on  the  other 
hand,  it  is  a  general  doctrine  of  law,  that  payments  on  ac- 
connt  of  collaterals  are  not  payments  on  acconnt  of  the 
debt  they  secure."  Thus,  in  a  case  which  arose  in  New 
Jersey,-^  it  was  contended  that  the  mortgages  held  by  a 
buildincr  association,  in  which  loans  were  made  to  members 
upon  mortgages  with  a  collateral  assignment  of  the  stock, 
could  not  be  taxed  at  their  full  face  value,  but  only  after 
making  allowance  thereon  for  stock-payments  made.  "  The 
unsoundness  of  the  argument  in  support  of  this  denial," 
says  the  court,  "  consists  in  not  observing  the  distinct  and 
separate  existence  of  the  stock  on  the  one  hand,  and  the 
bond  on  the  other, — the  distinct  and  separate  relation  borne 
to  the  company,  on  the  one  hand  by  its  stockholder,  and 
on  the  other  by  its  borrower.  A  connection  is  sought  to 
be  established  between  the  stock  held  by  the  stockholder 
and  the  bond  held  by  the  company,  by  virtue  of  which,  as 
payments  are  made  on  the  stock,  they  are  to  be  treated  as 
payments  on  the  bond,  so  that  one  steadily  merges  in  or 
becomes  offset  by  the  other.  But  while,  in  a  general  way, 
this  view  may  seem  fair,  because  an  exchange  of  the  one 
for  the  other  is  the  result  expected  to  happen,  it  is  still  not 
a  view  warranted  by  the  terms  of  the  company's  constitu- 
tion, nor  by  the  terms  of  the  bond.  By  the  condition  of 
the  bond,  the  borrower  is  to  pay  interest  monthly,  on  the 
principal  borrowed,  at  the  rate  of  six  per  cent,  per  annum. 
No  time  is  named  for  the  payment  of  the  principal,  be- 
cause if  the  borrower,  in  addition  to  interest,  pays  also  the 
monthly  installments  on  the  stock,  he  cannot  be  compelled 

•  Springville  Building  Association  backer,  42  N.  J.  h.  635,  affirming  S. 

V.  Raber,  33   Leg.   Int.   (Pa.)  329;  C,  411  id.  5'9-   See  ante,  ^?  458-459. 

24  Pittsb.   L,.   J.   23.     vSee  also  Me-  And  in  Ginz  z'.    vStumph,   73   Ind. 

chanics'   Building  and  Loan  Asso-  209,  it  is  said  that  an  assignment  of 

ciation    z>.    Conover,    14  N.  J.   Eq.  stock  in  a  building  association  may 


219. 


be  shown  to  have  been  for  the  pur- 


2  Lord    z'.    Ocean    Bank,    15    Pa.  pose   of  collateral  security  merely, 
386;  Kittera's  Est.,  17  Id.  424.  though  made,  and  even  if  required 

3  State,  Washington  Building  and  by  the  rules  of  such  association   to 
Loan  Association,   pros.,  v.   Horn-  be  made,  absolute  in  terms. 
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to  pay  the  principal  in  cash,  but  may,  when  his  stock  be- 
comes paid  up,  exchange  his  stock  for  such  principal  debt. 
This  is  SO  provided  in  the  condition  of  the  bond.  But  un- 
til so  exchanged,  they  are  distinct  in  legal  contemplation 
as  well  as  in  form.  The  stock  is  a  collateral  security  for, 
and  not  a  credit  on,  the  bond." 

Boirowt'i-'s  Right  to  Apply  Stock-Payiueuts  toExtinguisli- 
iiioiit  of  His  Debt. 

§  478.  But  whilst  the  borrowing  member's  stock-pay- 
ments do  not,  of  course,  operate  to  the  pro  tanto  extinguish- 
ment of  his  debt,  it  is  his  privilege,  by  virtue  of  his 
membership,  at  any  time  so  to  apply  them  ;  '  and  the  society, 
holding  a  lien  upon  the  debtor's  shares  for  security  of  his 
indebtedness,  may  also,  in  case  of  his  default  to  come  up  to 
his  obligations,  use  them  to  satisfy,  so  far  as  they  will 
reach,  the  claim  it  has  upon  him."  This  principle  is  im- 
plicitly recognized  in  all  the  English  decisions,  and  those 
in  this  country  ruled  upon  their  analogy,  in  which  the 
borrower's  right  to  redeem  is  conceded  upon  payment  by 
him  of  the  dues  calculated  to  become  payable  during  the 
remaining  period  of  the  association's  existence.^  His 
whole  debt  consisted  of  the  obligation  to  pay  all  the  dues 
accruing  during  the  entire  course  of  the  society's  running, 
from  the  time  of  his  advancement  to  that  of  final  winding 
up.  Under  the  rule  established  in  England  and  adopted 
in  America,  the  payments  made  1)y  him,  up  to  the  period 
when  he  desires  to  redeem  his  property  and  discharge  his 
obligations  to  the  society,  are  allowed  to  be  deducted  from 
the  whole  number  of  dues,  for  the  payment  of  which  his 
mortgage  stands  as  security,  and  the  building  association 
is  permitted  to  claim  from  him  only  those  payments, 
which,  upon  calculation,  shall  appear  likely  to  become  pay- 

'  Spring  Garden  Ass'n  v.  Trades-  right  lost   b)'   a   forfeiture   of   his 

men's  B.   Ass'n  46  Pa.  493;  Early  stock  by  the  society  in  accordance 

and  Lane's  App.,  89  Id.  411;  Nortli  with  its  rules:  Randall  :■.  Nat'l  H., 

America  B.  Ass'n  v.  Sutton,  35  Id.  L.   and   Protect.  I'nion,   (Neb.)  60 

463;  Economy  B.  Ass'n  v.  Hunger-  N.  W.  Rep.  1019.  See  ante,  §S  '49. 

buehler,93id.  2S8;  Watkinsz'.Work-  150,  274. 

ingmen'sB.  Ass'n,  97  irl.  514;  Wad-  *  Pennsylvania  cases  in  preceiling 

linger  v.  Washington  Germ.  B.  and  note. 

L.  Ass'n,  153  id.  622.     Nor  is  that  ^  See  ante,  \\  130,  et  seqq. 
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able  duriiii^-  the  balance  of  its  existence.  In  other  words, 
the  borrower  is  allowed  to  apply  what  he  has  tluis  far  paid 
in,  /.<•.,  his  stock,  to  the  extini^uishnient  of  his  mortg-ag-e 
debt.  His  representative,  r. <,»•.,  his  assignee  for  benefit  of 
creditors,'  may  also  make  snch  ajjplication.  By  it,  the 
stock  is  relinqnished  to  the  building  association,  forced 
npon  it,"  and  its  value  deducted  from  the  amount  of  the 
debt  owing  to  it,  and  his  membership  destroyed.^  But  he 
is  not  bound  to  take  this  course.  He  need  not,  when  sued 
upon  his  bond,  abandon  his  interest  as  a  shareholder  to  the 
society.  He  may  pay  them  what  he  owes  and  retain  his 
stock.'  Remembering  the  duplex  character  he  sustains  in 
the  association,  being  at  once  its  debtor  for  moneys  secured 
by  his  obligation,  and  its  creditor  for  the  amount  it  holds 
to  his  credit  by  reason  of  his  payments  into  the  common 
fund,  the  disposition  which  he  may  see  fit  to  make,  so  long 
as  it  violates  no  rights  and  conflicts  with  no  equities  which 
must  be  protected,  is  binding-  upon  the  association  under 
the  general  doctrine  of  a  debtor's  right  of  appropriation. 

Society's  Kij^ht,  beiiij^r  Plodj'ee,  to  Apply  Stock-Pay- 
nn'uts  of  the  Borrower  to  Extiiis'uisli"»ent  of  His 
Debt.     Cluiracter  ofSucli  Api)liejition. 

§  479.  In  the  absence  of  such  appropriation,  however, 
by  the  owner  of  the  stock,  the  building  association,  hold- 
ing it  under  an  assignment  as  collateral  security,  may,  by 
virtue  of  its  interest  as  pledgee,  elect  to  treat  the  payments 
thereon  as  payments  upon  the  debt  owing  by  the  member  ;  ■' 
that  is  to  say,  appropriate  or  apply  the  stock  to  the  ex- 
tinguishment/r^  tafito  of  the  debt.  Nor  can  this  right  be 
defeated  by  the  borrower ;  as,  for  instance,  by  making  a 
second  assignment  of  it  to  another."     It  need  not  do  so  :  if 

'  Spring   Garden    Association    <'.  sociation    v.    Raber,    33  Leg.    Int. 

Tradesmen's  Building  Association,  (Pa.)  329;  24  Pittsb.  L.  J.  23. 

ubi  supra.  '"  Spring   Garden   Association    v. 

'   lb.;    North    America  Building  Tradesmen's  Building  Association, 

Association  v.  Sutton,  35  Pa.  463;  46  Pa.   493;  North  America  Build- 

Watkins  v.    Workingmen's  Build-  ing   Association  v.  Sutton,   35   Id. 

ing  Association,  97  id.  514.  463;  and  case  in  next  note. 

3  North    America     Building   As-  ''  Wadlinger       v.       Washington 

sociation  v.  Sutton,  ubi  supra;  and  Germ.  Building  and  Loan  Associa- 

ante,  i!  448.  tion,    153  Pa.  622. — See  Vanneman 

Mb.;     Springville    Building   As-  v.   Swedesboro  Loan,  etc.,  Associa- 
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the  borrower's  mortgage  warrants  it,  the  society  may  pro- 
ceed to  collect  the  same  without  making  an}-  allowance  for 
the  stock/ —  the  owner  of  it,  in  such  case,  retaining  his 
membership  in  the  society.^  But  if  it  desires  to  make  such 
appropriation,  the  same  must  be  prompt  and  unequivocal. 
Where  the  payments  made  by  a  borrowing  member  on 
stock  have  been  credited  to  his  general  account  with  the 
building  association,  the  testimony  of  its  officers  that  they 
considered  those  payments  as,  in  law,  payments  on  the 
mortgage,  is  not  evidence  of  an  application  to  that  pur- 
pose.^ A  fortiori^  if  an  association,  after  full  recovery  on 
a  member's  mortgage,  receives  payments  on  account  of  in- 
stallments becoming  due  on  such  member's  shares,  it  is 
estopped  from  denying  the  existence  of  the  stock/  And 
the  receipt-book  of  the  association,  proved  by  the  secretary 
to  be  such,  containing  entries  of  payments  made  by  a  mem- 
ber, is  evidence  against  the  building  association  without 
producing  the  officer  by  whom  they  were  countersigned.'^ 
Nor  will  these  entries  be  rejected  because  furnishing  evi- 
dence of  other  payments  than  those  only  for  which  tliey 
are  properly  admissible.'' 

Value  of  Stock  for  Purposes  of  Application  to  Debt. 

§  480.  The  value  of  the  stock  which  may  thus  be  ap- 
plied to  the  partial  extinguishment  of  the  member's  in- 
debtedness before  maturity,  consists  merely  of  the  aggre- 
gate of  all  the  subscriptions  which  have  been  paid  upon  it." 

tion,  42  N.  J.  Eq.  263;  7  Atl.  Rep.  L.  Association  r.  I'^urey,  supra;  and 

676;  5  Centr.    Rep.    652,   where   a  see    Hennighaiusen   and     WolfT   v. 

building  association   was  held  en-  Ti.sher,  50  Md.  5S3. 

titled  to  appropriate  the  stock  of  .\.,  ^  Economy   Building  .Association 

assigned  by  him  to  his  wife  and  by  v.     Hungerlniehler,     93     Pa.    25S; 

her  to  the  society,  the  loan  having  Greenfield's    Est.,      r     Chest.    Co. 

been  made  nominally  to  the  wife.  Rep.  (Pa.)  356. 

but  really  to  A.  ^  North     America    Building    .\.s- 

'  People's  B.   and  L.  Association  .sociation  v.  Sutton,  35  Pa.  463. 

V.  Furey,  (N.  J. )  20  Atl.   Rep.  890.  *  lb. 

.•\nd   see  North   America   B.   Asso-  "  lb. 

ciation    v.    Sutton,     35     Pa.     463;  '  Barker    v.     Bigelow,     15    Gray 

Economy       B.       Association        v.  (Mass. ),  130;  Watkins  r.  Working- 

Ilungerbuehler,  93  id.  258.  men's  Building  Association,  97  Pa. 

■^  North  America   B.    .Association  514.     See  also  .Mechanics'  Building 

V.  Sutton,  supra;  People's  B.  and  and  Loan   Association  v.  Conover, 
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Upon  voluutaiy  repaynieul,  there  may  be  added  to 
this,  under  provisions  of  statutes  and  by-laws,  a  certain 
portion  of  the  profits  of  the  society  up  to  the  time  of  repay- 
ment.' But  defaulting-  members  can  claim  no  such  bene- 
fit." Disregarding,  therefore,  this  element  as  variable,  ac- 
cording to  the  circumstances  of  the  case,  the  rule  for  ascer- 
taining the  absolute  value  of  the  stock  at  any  given  time 
applicable  in  reduction  of  the  mortgage  debt,  is  to  find  the 
total  gross  amount  of  all  the  stock-payments  made  by  the 
member  up  to  the  time  of  default  or  repayment,  allowing 
no  interest  upon  any  of  them,''  and  the  interest  he  has  paid 
upon  his  loan  standing,  of  course,  as  interest  to  his  credit. 
"  If  his  interest  has  been  punctually  paid,  the  remaining 
claim  against  him  to  be  discharged  is  the  principal  sum 
loaned.  Towards  payment  of  that,  the  mortgagor  may 
properly  apply  the  gross  amount  of  all  sums  paid  as 
monthly  dues,  computing  the  same  as  the  amount  may  be 
at  the  time  of  the  adjustment.  But  upon  such  payments 
of  monthly  dues  the  mortgagor  can  claim  no  interest,  nor 
require  any  application  of  them  to  be  made  as  payments  at 
the  time  when  received.  They  are  not  payments  originally 
required  or  stipulated  to  be  paid  as  payments  towards  any 
loan.  They  are  paid  as  the  capital  of  the  company,  and 
paid  alike  by  those  who  do  and  by  those  who  do  not  take 
loans.  Those  who  take  loans  may  apply  them,  on  the 
final  adjustment  of  the  loans,  to  the  discharge  of  the  loans  ; 
but  they  are  to  be  applied  in  a  gross  sum,  and  without  any 
allowance  of  interest  thereon."  ^ 

§  481.  Such  is  the  meaning  of  the  word  "  value,"  when 
it  is  said  that  the  borrower  has  the  right  to  apply  the 
value  of  his  stock  in  part  payment  of  the  loan  ;  and  such 
all  that  the  society  need  give  him  credit  for  when  it  elects 
to  treat  his  stock-payments  as  payments  upon  his  loan.     It 

14  N.  J.  Eq.  219;  Link  v.  German-  the   member   is   also  liable  for  his 

town   Building  Association,  89  Pa.  proportionate  share  of  the  expenses 

15;  IMcGrath  v.  Hamilton  Building  of  the  enterprise.    See  McGrath  v. 

Association,  44  Id.  383.  Hamilton  Building  Association,  44 

'  vSee  ante,  'i\  130,  et  seqq.  Pa.  383,  and  ante,  \\  79-80. 

2  See  ante,  \  149.  •*  Barker    v.    Bigelow,     15    Gray 

3  It   must  not  be   forgotten  that  (Mass.)  130(137). 
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is  obvious  that  this  amount  does  not  represent  the  vahie  of 
his  shares  in  another  sense,  viz.,  that  of  a  proportionate 
part  of  the  total  stock  accumulation  of  the  society  at  the 
time  when  the  application  is  made.  This  is  the  value, 
which,  upon  final  settlement  of  the  society's  business,  is  in- 
tended to  be  applied  in  cancelling  the  debt.  It  is  the  re- 
sult, primarily,  (i)  of  the  member's  stock-payments;  (2)  of 
his  payments  of  interest  or  redemption  money  ;  (3)  of  what- 
ever fines  or  fees  he  has  become  liable  to  and  has  discharged  ; 
(4)  of  a  share  of  the  profits  made  upon  all  these  payments 
mingled  with  the  common  fund  :  and  secondarily,  of  a 
proportionate  share  of  all  the  like  revenues  the  society  has 
had  from  other  members, — their  stock-payments,  interest, 
fines,  fees,  and  other  charges,  as  well  as  from  forfeiture  of 
stock,  and  fortunate  speculations  with  and  investments  of  the 
whole  corporate  fund  :  and,  lastly,  of  a  proportionate  share 
of  the  profit  made  by  the  society  in  the  way  of  premiums 
allowed  by  all  the  borrowing  members  of  the  association, 
himself  included,  whereby  the  society  gains  the  difference 
between  the  amount  which  it  advanced  at  an  early  stage  of 
its  business,  and  that  which,  upon  its  termination,  it  is 
authorized  to  retain.  All  these  items,  when  that  period  is 
reached,  have  gone  to  swell  the  general  fund  to  such  a  mag- 
nitude that  every  share  has  actually  reached  its  maximum 
at  the  time  when  the  business  of  the  association  is  ready  to 
be  wound  up.  But  a  borrower's  claim  to  have  all  these 
items  taken  into  account,  and  to  be  given  credit  therefor, 
at  any  intermediate  stage,  "has  no  foundation  in  law  or 
equity."  '  It  must  be  remembered  that  he  is,  in  the  first 
place,  a  member,  and  onlx-  in  the  .second  place,  a  borrower. 
In  the  former  capacity  he  has  no  right  to  an  account  of 
profits  except  upon  the  termination  of  the  scheme.-  And 
if  the  society  by  its  rules,  or  the  .statute  by  its  equitable 
mandate,  offers  to  a  withdrawing  or  repaying  member  who 
has  done  his  whole  duty  in  the  association,  a  share  in  the 

'  Mechanics'  Building  and  Loan  id   497);  and  see  McGrath  v.  Ham- 
Association  of  New  Brunswick    v.  ilton   Building  Association,  44   Pa 
Conover,     14   N.   J.    Kq.    219   (not  3S3;  and  post,  <i  4S2. 
overruled    in   this  particular  in  17  '  See  ante,  H  loo-ioi. 
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profits  of  the  concern  ;  this  is  not  !)>■  way  of  account,  but  of 
a  fixed  bonus  whose  ascertainment  requires  no  intricate 
calculations  ;  nor  can  one  who  violates  the  rules  of  the  vSo- 
ciety,  and  puts  himself  outside  of  the  protection  of  the 
statute  and  the  benefit  of  the  rules,  insist  upon  the  like  ad- 
vantages.' As  for  interest  upon  his  several  stock-pay- 
ments, his  contract  with  the  building  a.ssociation,  upon 
acceding  to  it,  never  contemplated  such  a  thing.  No  such 
stipulation,  expressed  or  implied,  ever  entered  into  the 
bargain.  All  he  was  entitled  to,  all  he  reserved  to  himself 
the  right  to  claim,  was  a  .share  ol  \\\q.  profits  of  the  build- 
ing association's  dealings  with  the  whole  fund  of  subscrip- 
tions. A  part  of  these  profits  undoubtedly  is  made  up  of 
the  interest  upon  the  investment,  from  time  to  time,  of 
each  individual's  .small  installments  ;  but  the  building  asso- 
ciation, in  settling  with  the  members,  returns  this  to  them 
in  the  shape  of  profits,  not  of  interest  upon  the  install- 
ments. The  building  association  is  not  a  borrower  from 
its  members  ;  it  is  their  repository,  their  financial  manager.^ 
Whatever  is  realized  from  the  sum  total  of  its  ventures,  it 
is  bound  to  account  for  in  a  bulk,  not  by  separate  items. 
The  member  nowhere  reserves  to  himself  the  right  to 
charge  the  building  association  interest  upon  his  stock- 
payments.  He  has  no  such  claim  to  an  account  or  to  in- 
terest, as  a  member,  and  it  cannot  be  assumed,  that,  by  in- 
curring the  additional  obligations  towards  the  building  as- 
sociation involved  in  the  grant  of  an  advancement,  his 
previous  rights  in  respect  of  it  have  become  enlarged.  He 
continues  liable  on  his  original  undertaking.^  The  day 
for  stating  the  account  between  him  and  his  business 
agent,  the  association,  is  not  hurried.  The  whole  scheme 
continues   without  interruption,   without    modification  of 

'  Watkins       v.       Workingmen's  wick  v.  Conover,  14  N.  J.  Eq.  219, 

Building  Association,    97   Pa.   514;  andante,  'i  149. 

Building     Association      v.     Groes-  '^  See  Citizen's  Mutual  Loan  and 

beck,  ijPhila.  (Pa.)  242;  Matterson  Accumiilating  Fund  Association  v. 

V.   Elderfield,  L.  R.,  4  Ch.  207;  17  Webster,  25  Barb.  (N.  Y.)  264. 

W.    R.    422;    20   L.   T.,  N.   S.  503.  ^  See   Delano   v.    Wild,    6   Allen 

See  also  Mechanics'  Building  and  (Mass.  ),i,  and  ante,  Vi  79-8o.  121 

Loan   Association   of  New   Bruns-  et  seqq. 
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any  sort  or  in  any  degree.  The  building  association  does 
not  become  a  borrower  from  him,  any  more  than  it  was 
before,  liable  to  pay  him  interest  upon  his  contributions  to 
the  common  fund. 

§  482.  This  question  has  received  elaborate  examination 
at  the  hands  of  the  Supreme  Court  in  Pennsylvania,  whose 
decision,  pronounced  by  Paxson,  J., '  is  upon  this  point  not 
only  in  strict  accordance  with  the  opinions  expressed  by 
orher  courts,  and  with  the  reason  and  logic  of  the  whole 
subject  matter,  but  may  be  taken  as  definitively  conclusive 
upon  the  controvers)-.  The  question  being  as  to  the  value 
of  the  defendant's  stock,  for  the  purpose  of  application  to 
the  extinguishment  of  his  debt  to  the  building  association, 
upon  suit  brought  against  him,  the  learned  Justice  says : 
"  Its  value  for  the  purposes  of  this  case  was  just  what  the 
defendant  had  paid  on  account  thereof.  This  was  all  .  .  . 
the  law  gave  him  the  right  to  apply.  The  value  of  stock 
beyond  this  consisted  mainly  of  the  profits,  in  which  a  de- 
faulting borrower  has  no  right  to  participate.  This  arises 
from  two  causes  :  ist,  The  peculiar  nature  of  the  contract 
between  building  associations  and  their  members  ;  and  ad. 
The  difficulty,  if  not  absolute  impossibility,  of  ascertain- 
ing the  profits  until  the  association  is  ready  to  wind  up. 
A  venture  in  building  associations  is  a  peculiar  invest- 
ment. It  is  much  to  be  feared  that  many  persons  of  slen- 
der means  embark  in  such  enterprises  without  a  clear  un- 
derstanding of  their  particular  working.  The  present  case 
furnishes  an  apt  illustration  of  the  results  in  one  class  of 
cases.  The  defendant  received  but  $384,  in  cash,  on  his 
loan  ;  at  the  end  of  87  months,  a  little  over  seven  years,  he 
had  paid  into  the  treasury  the  sum  of  $794.  He  now  has 
a  judgment  against  him,  in  addition,  for  the  sum  of  $518. 
84.  This  disastrous  result  is  the  legitimate  outgrowth  of 
our  building  association  laws  ;  yet  it  is  not  worse  than 
many  other  ventures  in  partnership  and  other  transactions, 
where   persons  embark  in  enterprises  beyond  their  means. 

'In   Watkins   v.    The   Working-       and    Gordon    and    Tnuikey,    JJ., 
men's  Building  and  Loan  Associa-      diss. 
tion,  97  Pa.  514:  Sharswood,  C.  J., 
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The  lo.'^s  is  not  necessarily  the  fault  or  result  of  the  law, 
but  oi  the  iua1)ilit\-  o[  the  (lefendanl  to  kec]~)  his  contract 
with  the  association.  Such  investments  are  profitable  or 
otherwi.se,  accordinj;-  to  circumstances.  Where  the  a.ssocia- 
tion  is  prudently  managed,  and  is  wound  up  within  the 
prescribed  period,  it  is  alwa>s  profitable  to  the  non-borrow- 
ing members.  They  participate  in  the  premiums  which 
they  do  not  pay.  If  the  as.sociation  was  composed  exclu- 
sively of  non-borrowers,  there  would  be  no  profits ;  if,  on 
the  other  hand,  it  was  composed  exclusively  of  borrowers, 
the  gain  of  the  individual  member  would  depend  upon  the 
amount  of  his  premium  ;  if  he  had  paid  less  than  the 
average,  there  would  be  a  profit ;  if  he  had  paid  more, 
there  would  be  a  loss.  Where  the  association  is  composed 
of  both  classes  of  members,  the  result  to  the  borrowing 
member  must  depend,  to  a  great  extent,  upon  the  relative 
proportion  of  the  two  classes,  and  upon  the  amount  of  pre- 
miums which  he  had  paid.  There  are,  of  course,  other 
matters  which  in  a  minor  degree  affect  the  result ;  but  the 
foregoing  are  the  two  cardinal  principles  which  underlie 
the  whole  matter  ;  and  it  is  further  to  be  observed,  that  the 
profits  are  reserved  for  those  members  who  continue  to  the 
end.  For  borrowing  members  who  drop  out  by  the  way, 
there  is  nothing  but  disaster.  The  defendant  dropped  out 
h\  the  way.  There  is  nothing  in  the  character  of  the  as- 
sociation, or  in  his  contract,  to  entitle  him,  at  this  stage,  to 
a  share  of  the  profits.  The  law  provides  but  for  one  such 
case,  and  that  is  a  withdrawing  member.  .  .  .  The  de- 
fendant was  not  a  withdrawing  stockholder,  nor  could  he 
have  been,  so  long  as  his  stock  was  held  in  pledge.  He  is 
not  entitled  to  the  rights  which  the  law  confers  upon  such 
stockholders,  yet  his  claim  far  exceeds  what  the  Act  of  As- 
sembly '  gives  to  them.  Withdrawing  stockholders  can 
only  claim  of  the  profits  such  proportion  as  may  be  fixed  by 
by-laws.  Such  proportion  might  readily  be  fixed  by  a  by-law 
so  as  not  to  work  injustice  to  remaining  stockholders.  At 
most  it  would  be  an  approximation.  Here  the  defendant 
claims  an  absolute  right  to  participate  in  the  entire  profits  up 

'  Act  of  1859. 
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to  the  time  of  the  trial  of  his  case  ;  such  right  is  nowhere  to 
be  found,  and  if  it  existed,  how  can  it  be  ascertained  with 
accuracy  at  this  stage  of  the  association's  business  ?  Its  as- 
sets consist  chiefl}'  of  judgments  for  money  loaned,  includ- 
ing some  houses  w^iich  were  evidently  bought  in  upon  exe- 
cutions. The  exact  value  of  the  houses  can  be  ascertained 
only  by  a  sale,  and  the  judgments  are  worth  only  what  can 
be  realized  therefrom  ;  as  such  loans  are  made  usually 
upon  small  margins,  they  cannot  be  regarded  as  securities 
having  a  fixed  value.  In  view  of  the  facts  shown  by  the 
evidence,  that  a  large  number  of  members  had  ceased  pay- 
ing up  their  dues  by  reason  of  a  supposed  defect  in  the 
charter  of  the  association,  the  difficulties  of  realizing  the 
face  of  the  judgments  may  be  readily  appreciated.  The  as- 
certainment of  the  real  value  of  the  stock  can  onlv  be  ar- 
rived  at  by  closing  up  the  affairs  of  the  corporation.  This 
the  defendant  has  no  right  to  demand.  If,  as  was  con- 
tended, he  was  entitled  to  it  in  this  proceeding,  the  most 
that  could  be  done  would  be  to  approximate  it.  The  jury, 
and  even  the  officers  of  the  company,  might  place  a  much 
higher  value  upon  its  securities  than  could  be  realized  there- 
from. In  such  case  the  defaulting  member  would  receive 
more  than  the  members  who  paid  up  to  the  end  ;  besides, 
the  profits  are  composed  chiefly  of  the  premiums  ;  they  are 
made  up  in  part  of  the  premium  which  the  defendant 
agreed  to  pa>-.  I  say  agreed  to  pay,  for  it  is  a  mistake 
to  suppose,  as  was  claimed  by  the  defendant,  that  he 
has  paid  the  premium.  He  only  promised  to  pay  it. 
It  was  inserted  in  the  judgment  note,  and  is  now  be- 
ing collected.  The  building  association  law  expressly 
authorizes  the  plaintiff  to  recover  the  premium  from  a 
defaulting  borrower,  yet  the  defendant's  proposition,  if 
sustained,  would  defeat  his  right  in  part.  We  are  of 
opinion  that  the  right  to  apply  the  stock  in  such  cases 
as  this,  means  only  the  right  to  apply  the  payments  made 
thereon." ' 


'And  it  is  added  that  such  onl}'       Early   and     Lane's  App.,    89    Pa. 
is    the   effect  of    the   decision   in      411. 
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ItoriowiM-'s    Kijilit    of  App1i«'ati<m  T^ost  by  Assij^niiUMti  of 
Sharos  to  'riiird  I'arl.v. 

§  4S3.    lUit  the  nicin])cr\s  rij^hl  to  claim  credit  even  foi: 
such  value  of  his  stock,  when  sued  by  the  building  associa- 
tion  for  his  loan,  is  lost,  if  he  has  assigned  his  shares  to  a 
third  party.'     By   so  doing,  he  has  made  a  definite  appro- 
priation of  the  value  of  the  stock.     He  cannot  afterwards 
assume  to  re-appropriate  it  in  violation  of  that  already  con- 
summated arrangement.-     And  where  a  member  assigned 
all   his  shares  as  collateral  upon  a  loan  from  the  building 
association,   and,  on  obtaining  from  it  a  second  loan,  made 
a  second  assignment  of  the  same  stock  as  collateral ;  it  was 
held,  that  he  could  not  subsequently  apply  the  payments 
made  on   the   stock   to  the  first  loan,  which  had  also  been 
secured  by  judgment,  if,  before  obtaining  the  second  loan, 
he   had   made   no  such  appropriation  of  them.^     The  first 
assignment,  as  collateral,  was  not  a  discharge  of  the  loan  to 
the  extent  of  the  installments  paid,  and  the  second  was  an 
election  by  the  debtor  not  to  treat  the  first  assignment  as  a 
partial  payment  of  the  first  debt,  but  to  pledge  all  the  stock 
as  a  living  security  for  the  payment  of  the  second.    It  was, 
therefore,  said   that   the  payments  on  the  stock  should  be 
applied  to  the  second  debt,  and  not  to  the  first  against  the 
consent  of  the  association,  except   to   the   extent  of  what 
miofht  remain   after  the  second   was  satisfied.     This  was 
said  not  to  be  a  case  of  a  debtor  owing  two  debts,  of  which 
neither  he   nor  his  creditor  has  made  any  application,  and 
which  the  law  will,  therefore,   apply.     It  was  in  reliance 
upon   the  second  assignment    that   the   second    loan    was 
made.     Had  the  debtor,  after  the  first  and  before  the  second 
loan,  made  an  assignment  of  the  stock  to  a  third  party,  he 
could   not   have  claimed  credit  for  its  value  on  the  first 
debt.^     This  second  assignment  operated  analogously  ;  the 
assignment  of  the  stock  to  a  third  party  would  have  been  a 

'  Schober  v.  Accommodation  vSav-  ^  Philadelphia    Mercantile  Loan 

ing  Fund  and  Loan  Association,  35  Ass'n  v.  Moore.  47  Pa.  233. 

Pa.  223;  Wadlinger  z^.  Washington  •<  Schober  z'.  Acconmiodation  Sav- 

Germ.  Building  and  Loan  Associa-  ing  Fund  and  Loan  Association,  35 

tion,  153  id.  622.  Pa.  223. 

'  See  cases  in  preceding  note. 
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new  appropriation,  divesting  him  of  the  right  to  appro- 
priate it  to  the  debt  owing  to  the  building  association.  The 
second  assignment  to  the  building  association  itself  was 
likewise  a  new  appropriation  drawing  after  it  the  loss  of 
the  same  right,  for  the  same  reason.' 


Klgflit  of  Borrower's   Representative  or  Surety  to  Ai)i)ly 
Stock  to  Debt.     »Tii(lj;ineiit  Creditors. 

§  484.  The  doctrine  that  payments  on  the  stock  are 
not,  ipso  facto^  payments  to  the  mortgage,  but  that  either 
of  the  parties  may  so  apply  them,  precludes  any  mere  out- 
sider from  either  claiming  such  application,  or  interfering 
with  it,  to  his  own  advantage.  The  debtor's  representa- 
tive, e.  g.^  his  assignee  for  benefit  of  creditors,"-^  executor, 
etc.,  may  exercise  the  same  rights  in  the  premises,  which 
the  debtor  himself  would  have  had.  And  it  is  said  that 
where  a  member  borrows  mone\-  from  the  association,  and 
gives  a  joint  note  of  himself  and  another  person,  the  real 
estate  of  the  latter  being  mortgaged  as  security  for  the  ad- 
vance, and  the  borrower's  stock  being  assigned  to  the  asso- 
ciation as  additional  security  ;  this  third  party  has  the 
right,  when  sued  for  the  debt,  to  have  the  stock  assigned 
first  sold  for  the  debt.^  A  claim,  on  the  part  of  the  so- 
ciety, that  the  share  is  forfeited  to  it,  and  that  no  credit 
should  be  given  for  it,  is  inequitable  and  cannot  be  allowed.^ 
The  share  must  be  .sold,  either  subject  to  all  dues  which  have 
accrued  against  it  since  the  trial  of  the  case,  or  freed  from 
all  dues  accrued  prior  to  the  .sale  ;  in  the  latter  case,  the 
dues  accrued  since  the  trial,  and  before  the  sale,  to  be  first 
paid  out  of  the  proceeds.'^  On  the  other  hand,  where  the 
stock   has    been    as.signed    to   the  building  as.sociation    as 


'  Philadelphia  Mercantile  Loan 
Association  v.  Moore,  47  Pa.  233. 

"^  See  Spring  Garden  .Association 
V.  Tradesmen's  Loan  Association. 
46  Pa.  493. 

■^  Massey  v.  Citizens'  Building, 
etc.,  .Association,  22  Kan.  624.  In 
Diener  v.  Kgolf,  1  Chest.  Co.  Rep. 
(Pa.)  55,  it  was  held  that,  if  the 
debt  is  paid  by  the  surety,  the  lat- 


ter is  entitled  to  subrogation  to  the 
society's  rights,  and  that,  even  be- 
fore payment,  his  rights  are  su- 
perior to  those  of  a  creditor  of  the 
debtor  attaching  the  stock  in  the 
society's  hands. 

'  See  ante,  l\  149.  150,  274,  478 
n . 

*  Massey  v.  Citizens'  Building, 
etc..  Association,  supra. 
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collateral  sccuvit)-,  the  title  to  the  stock  has  so  far  passed 
from  its  owner,  that  a  subsequent  purchaser  of  the  same 
stock  cannot  prevent  the  building  association  from  apply- 
ing- the  sums  i>aid  thereon  in  extinguishment  of  the  bor- 
rowing member's  debt.  Thus,  S.,  the  holder  of  shares  in  a 
building  association,  procured  a  loan  from  it,  giving  a 
judgment  upon  his  real  estate,  and  pledging  his  shares  as 
collateral.  He  afterwards  assigned  the  stock  to  G.  The 
real  estate  belonging  to  S.  was  subsequently  sold  under  a 
lien  junior  to  said  judgment,  and  the  money  brought  into 
court  for  distribntion.  The  building  association  directed 
the  sums  paid  on  the  stock  to  be  applied  in  payment  of  the 
original  loan  to  S.  G.  appeared  before  the  auditor,  and 
claimed  that  the  judgment  held  by  the  building  association 
should  be  paid  in  full  out  of  the  proceeds  of  the  sale  of  S.'s 
real  estate.  But  it  was  held  that  he  had  no  standing  to 
make  such  a  demand.' 

Marshalling  of  Assets  as  to  Stock  Assigned  as  Collateral 
aiul  I*roi>ert,y  Mortgaged. 

§  485.  But  the  doctrine  does  not  extend  to  denying  the 
right  in  equity  of  a  junior  mortgagee  to  compel  the  build- 
ing association,  being  the  first  mortgagee  and  also  hold- 
ing, by  assignment  as  collateral  security,  the  stock  of  the 
borrower  in  its  hands,  to  resort  first  to  the  latter  on  which 
it  has  a  sole  lien  in  satisfaction  of  the  debt,  before  assert- 
ing its  right  upon  the  land  on  which  it  holds  a  lien  in  com- 
mon with  the  second  mortgagee,  but  anterior  to  him  in 
point  of  time.  Where  this  state  of  facts  obtains,  "  it  is 
quite  certain  "  that  the  second  mortgagee  "  has  the  right 
in  equity  to  require  the  first  mortgagee  (building  associa- 
tion)  to  look,  primarily,  to   the  stock   in   question.""     It 

'  Weiss's   App.,   5    W.    N.    (Pa.)  deemed,  and  who  executed  a  trust 

423.  deed  upon  his  property  to  secure 

*  Herbert  z'.  The  Mechanics'  payment  of  dues,  etc. ;  then  gives 
Building  and  Loan  Association,  17  another  deed  to  secure  a  debt  to 
N.  J.  Eq.  497,  overruling,  on  this  another  party  upon  the  same  prop- 
point,  the  same  case,  nom.  The  erty;  upon  his  default  in  paying 
Mechanics'  Building  and  Loan  As-  dues  and  interest,  and  sale  of  the 
sociation  of  New  Brunswick  v.  property  by  the  building  associa- 
Conover,  14  id.  219.  In  Virginia,  tion,  the  debtor  and  other  creditor 
where  one  whose  shares  were  re-  may  elect  to  have  the  proceeds  of 
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must,  at  the  instance  of  the  second  morto-agree,  be  sold,  and 
the  proceeds  applied  to  the  mortgage  before  recourse  can 
be  had  to  the  land.^  Nor  will  this  equity  be  defeated  by  a 
levy  upon  the  stock  under  a  judgment  against  the  mort- 
gagor." The  right  of  the  creditor  to  marshal  the  assets  of 
the  debtor  is  absolute  against  the  debtor  himself,  and  can- 
not be  taken  away  by  the  subsequent  action  of  other  cred- 
itors.^ 

§  486.  This  acceptation  of  the  law  rests  upon  the 
ground  of  the  equity  doctrine  of  marshalling  of  assets. 
"  The  general  principle  is,  that,  if  one  party  has  a  lien  on, 
or  interest  in,  two  funds,  for  a  debt,  and  another  party  has 
a  lien  on,  or  interest  in,  one  only  of  the  funds,  for  another 
debt,  the  latter  has  a  right  in  equity  to  compel  the  former 
to  resort  to  the  other  fund,  in  the  first  instance,  for  satis- 
faction, if  that  course  is  necessary  for  the  satisfaction  of 
the  claims  of  both  parties,  whenever  it  will  not  trench 
upon  the  rights,  or  operate  to  the  prejudice,  of  the  party 
entitled  to  the  double  fund."  *  "  If  A.  for  example,  holds 
a  first  mortgage  against  two  parcels  of  real  estate,  and  B. 
is  the  owner  of  a  subsequent  mortgage  against  only  one  of 
these  parcels,  natural  justice  would  seem  to  require  that  A. 
should  not  resort,  in  the  first  instance,  to  the  parcel  covered 
by  B.'s  mortgage,  but  should  endeavor  to  collect  his  debt 
from  the  lot  charged  with  his  encumbrance  alone,  and  re- 
sort to  the  portion  covered  by  B.'s  mortgage  only  for  the 
purpose  of  making  up  any  deficiency.  Justice  further  re- 
quires, that,  if  A.  does  resort,  in  the  first  place,  to  the  par- 
cel  covered  by  B.'s  mortgage,  the  latter,  thus  disappointed 

sale    invested,     and     the     unpaid  son,    27    N.   J.    Ivq.   223;  Reilly   ?'. 

monthly    dues   and    interest    paid  Mayor,     12     id.    55;     Washington 

monthly  out  of  the  interest  and  as  Building  and   Loan   Association  r. 

much   of  the   principal  as  may  be  Beaghen,  27  id.  99. 

necessary,  or  to  have  the   present  *  Philipsburg    IVIutual  Loan   and 

value  of  the.se   monthly  dues   and  Building  Association   z'.    Hawk,  27 

intere.st  ascertained,  on  the  princi-  N.  J.  Eq.  355. 

pie  of  annuities,  and  paid   out  of  ^  Herbert     v.     The     Mechanics' 

the  proceeds  of  sale  to  the  building  Building  and   Loan  Association  of 

a.ssociation.      Winchester     Build'g  New  Brun.swick,  17  N.  J.  ICq.  497. 

Ass'n  v.  Gilbert,  23  Grattan,  787.  '  i    Story,    Kq.   Jur.    <!  633.     Hx 

'  Red  Bank  Association  v.  Patter-  parte  Kendall,  17  Ves.  514. 
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ill  his  security,  shall  be  subrogated  to  A.'s  rights  as  against 
the  other  parcel ;  aud  in  this  way,  while  sufficient  play  is 
given  to  the  rights  of  one  party,  protection  is,  at  the  same 
time,  afforded  to  the  rights  of  others."  '  It  is,  indeed,  in 
most  cases,  practically  immaterial  which  of  the  two  meth- 
ods the  court,  in  its  discretion,  may  adopt.  Both  operate 
essentially  to  the  same  end,  viz.  ;  that  a  person  who  can 
resort  to  two  funds,  shall  not,  by  his  option,  disappoint  an- 
other who  has  a  claim  on  one  only.^  It  is  not  without 
reason,  that  courts  have  preferred  the  latter  method  (by 
subrogation),  thus  giving  the  first  encumbrancer  on  both 
funds  the  option  to  proceed  on  the  one  or  the  other  ;  and 
if  he  elect  the  one  upon  which  the  second  encumbrancer 
relies  also,  then  substituting,  or  subrogating  him  in  the 
other's  place  as  to  the  remaining  fund  bound  by  his  lien. 
The  equities  of  both  to  make  their  claims  out  of  the  prop- 
erty of  the  debtor  are  equal,  2iwA  prior  hi  tonpore potior  in 
jiire^  is  the  principle  which  governs  in  such  cases.  At  the 
same  time,  while  giving  him  ample  latitude  to  use  his  pref- 
erence,' the  right  of  subrogation  effectually  cures  and  pre- 
vents the  infringement  of  that  other  rule  of  law  and  good 
morals  alike,  sic  iiterc  tuo  lit  alieiiinii  non  lacdas.  It  has, 
therefore,  been  settled  in  Pennsylvania,  that  the  courts  will 
not  enjoin  the  first  creditor  from  proceeding  against  the 
doubly  encumbered  fund  ;  but  that  the  rights  of  the  second 
creditor  will  be  secured  by  subrogation.^  Nor  can  it  make 
any  real  difference,  whether  both  funds  consist  of  real  es- 
tate, or  whether  the  one  fund  only  be  such,  and  the  other, 
say,  stock  pledged  as  collateral.     The  principle,  the  "  na- 


'  Bispbain,  Eq.,  \  340. 

«  Ramsey's  App.,  2  Watts  (Pa.), 
228;  Hastings'  Case,  10  Watts,  303; 
Lloyd  V.  Galbraith,  32  Pa.  103;  U. 
S.  Insurance  Co.  v.  Shriver  3 
Md.  Ch.  Dec.  381.  The  equity  to 
control  the  order  in  which  several 
properties  shall  be  sold  to  satisfy  a 
common  encumbrance  is  one 
against  the  execution,  not  against 
the  judgment.  McCormick's  App., 
57  Pa.  54.     But  the  court  will  not 


entertain  it  upon  a  motion  to  set 
aside  the  execution.  Evans  v.  Thi- 
bault,  2  Miles  (Pa.),  251. 

3  Ramsey's  App.,  2  Watts,  228; 
Hastings'  case,  10  Id.,  303;  Lloyd 
V.  Galbraith,  32  Pa.  103;  Neff's 
App.,  2  Watts  and  Serg.  36;  Shunk's 
App.,  2  Pa.  304;  McDevitt  and 
Hay's  App.,  70  Id.  373.  vSee,  how- 
ever, Kelly  ('.  Accommodation 
Savings  I'und,  2  Phila.  237. 
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tural  justice  "  of  the  thing,  is  broad  enough  to  cover  both 
cases,  and  it  has  been  unquestioningly  applied,  where  both 
were  involved,  by  courts  whose  opinions  are  entitled  to  the 
highest  respect.^ 

§  487.  There  is,  however,  a  class  of  cases  decided  in 
Pennsylvania,  in  which  the  right  of  applying  the  stock- 
payments  upon  the  borrower's  stock  held  as  collateral  by 
the  building  association,  to  the  extinguishment  of  the  debt 
also  secured  by  mortgage  in  favor  of  the  same,  seems  to  be 
confined  to  the  original  parties  to  the  transaction,  the  bor- 
rower and  the  society  ;  and  in  which  the  right  of  any  third 
party,  no  matter  wdiat  may  be  his  equities,  to  compel 
the  society  so  to  apply  said  stock-payments,  seems  to  be  de- 
nied in  toto.  The  decision  of  Strong,  J.,  in  North  Atne7'ica 
Building  Association  v.  Sutton "  first  recognized  the  fact, 
that  pa}'ments  upon  stock  were  not,  ipso  facto  ^  payments 
upon  the  mortgage  debt,  but  might  be  so  applied  by  the 
debtor.  This  case  was  cited,  and  a  decision  based  thereon, 
in  spring  Garden  Association  v.  Tradesmen'' s  Loan  Associa- 
tion^^ in  which  Agnew,  J.,  held  that  the  debtor  only,  and 
in  the  absence  of  any  election  on  his  part,  the  society  only, 
could  make  the  application,  and  that  a  purchaser  at 
sheriff's  sale  could  require  nothing  which  the  parties  did 
not.  In  this  case  it  appeared  that  C.  had  given  a  mortgage 
and  assigned  stock  to  the  Tradesmen's  Loan  Association,  of 
which  he  was  a  member.  He  subsequently  gave  a  judg- 
ment to  the  Spring  Garden  Loan  Association  upon  the 
same  property,  subject  to  the  first  mortgage.  After  he  had 
made  an  assignment  for  the  benefit  of  creditors,  the  mort- 
gaged premises  were  sold  at  sheriff's  sale,  to  the  Spring 
Garden  Loan  Association,  subject  to  the  first  mortgage,  and 
C.'s  assignee  notified  the  Tradesmen's  Loan  Association  of 
the  assignment   to  him,  and  that  he  claimed  the  stock  as- 

'  See   Ramsey's  App.,    2   Watts,  and  Buikling  Association  ?'.  Hawk, 

228;  Ferris   v.   Crawford,    2    Denio  lb.  355;    Reilly  ?'.  Mayer,  12  id.  55; 

(N.  Y. ),   595;  Herbert  Z'.  The  Me-  and  see  Washington  IJuililiiij;  and 

chanics'   Building  and  Loan  Asso-  I^oan  Association  t'.  Beaghen,  27  i(L 

ciation,    17    N.    J.    Eq.    497;     Red  99. 

Bank  Association   <-.    Patterson,  27  *  35  Pa.  463. 

Id.  223;  Philipsburg  Mutual   Loan  '  46  Id.  493. 
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siji'iied  to  them  as  collateral  security,  requirino-  them  to 
collect  the  whole  amount  of  the  morts:!^ag;^e,  and  not  to  al- 
low any  deduction  for  C.'s  payments  on  the  stock.  The 
association  thereupon  brought  an  action  of  scirr  facias 
on  their  mortgage,  and  the  Spring  Garden  Loan  Associa- 
tion took  defence  as  terre-tenants,  claiming  that  the  stock- 
payments  made  by  C.  upon  the  stock  held  as  collateral  by 
the  Tradesmen's  Loan  Association,  plaintiffs,  must  be  ap- 
plied to  part  payment  of  the  mortgage  debt.  In  Link  v. 
Gennantowji  Building  Associatio7i^  property  mortgaged  to 
an  unincorporated  building  association  was  sold  at  sheriff's 
sale,  upon  a  judgment  against  the  owners,  to  L.,  who  does 
not  appear  to  have  had  any  relations  to  the  owners,  except 
that  he  became  the  purchaser  of  their  lands  at  sheriff's 
sale,  at  which  notice  was  given  that  the  purchaser  would 
take  the  property  subject  to  the  mortgage  of  the  building 
association.  Suit  having  been  brought  by  the  latter,  L. 
defended  as  terre-tenant,  claiming  credit  for  the  stock-pay- 
ments made  by  the  mortgagors.  But  Allison,  P.  J.,  whose 
opinion  was  subsequently  affirmed  by  the  Supreme  Court, 
held,  upon  the  authority  of  the  above  cases  (which  was  con- 
sidered applicable  to  unincorporated  building  associations), 
that,  there  having  been  no  appropriation  of  the  stock  to 
the  mortgage  debt  by  either  the  borrower  or  the  building 
association,  it  could  not  be  compelled  by  the  purchaser  at 
sherift's  sale  defending  as  terre-tenant. 

§  488.  The  same  doctrine  was  applied  in  Economy 
Bnilding  Association  v.  Hiingcrbuchlcr^'  to  a  somewhat 
complicated  state  of  facts.  H.  was  the  owner  of  the  prop- 
erty, the  building  association  first  mortgagee  for  $2200, 
and  R.  second  mortgagee.  S.  was  the  holder  of  a  judgment 
against  H.  for  $1400,  upon  which  H.'s  stock,  held  as  col- 
lateral security  by  the  building  association,  was  sold  to  S., 
subject  to  the  building  association's  claims  upon  it.  The 
building  association  being  then  in  a  condition  to  wind  up, 
i.e.^  having  reached  the  limit  of  its  chartered  existence^  the 
board  of  directors  passed  a  resolution  directing  the  presi- 
dent and  secretary  to  assign  to  S.  the  mortgage  it  held 
'  89  Pa.  15.  2  93  Pa.  258. 
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against  H.,   upon  receiving  from  S.  the  arrearages  due  on 
H.'s  stock,  $73.14  ;  which  arrangement  was  consummated. 
In  the  interval  between  the  passage  of  the  resolution  and 
the  assignment  of  the  mortgage,  suit  was  brought  on  the 
mortgage   in  the  name  of  the  building  association,  to  the 
use  of  S.,  against  H.     It  was  admitted  that  H.  was,  at  no 
time,   six  months  in  arrear  in  the  payment  of  his  dues  and 
interest  on  his  mortgage.    But  judgment  was  taken  against 
him,  by  default  of  appearance,  for  $2346.37,  and  execution 
issued.     Upon   the   petition  of  R.,  the  second  mortgagee, 
however,  the  judgment  was  opened,  and  R.  let  into  a  de- 
fence.    Before  the  trial  R.  obtained  judgment  on  his  (sec- 
ond) mortgage,  and  purchased  the  property  at  sheriff's  sale. 
On  the  trial,  under  the  rulings  of  the  court  as  to  what  was 
evidence  of  an  application  of  the  stock-payments  to  the 
debt,  S.  got  a  verdict  for  $81.75, — the  amount  he  had  paid 
the  building  association  for  the  assignment  of  the  mort- 
gage, with  interest  thereon,  and  judgment  was  entered  ac- 
cordingly.    The  Supreme  Court,  Gordon,  J.,  delivering  the 
opinion,  reversed  the  judgment,  saying,  as  to  the  applica- 
tion of  the  stock-payments  to  the  mortgage  :     "  Either  of 
the   original  parties  might  have  made  such  application  be- 
fore the  levy  of  S.'s  attachment,  but  this  was  done  by 
neither  of  these  parties,  and  so  S.,  by  virtue  of  his  attach- 
ment  took  the  place  of  H.,  and  as  the  company  might,  at 
H.'s  instance,  had  he  returned  the  stock,  have  paid  to  him 
the  value  thereof,  and  retained  the  mortgage  (s/c),  so  might 
it  have  done  with  S.      In  such  case,  however,  R.  could  not 
be  heard  to  complain,  for  his  position  as  second  mortgagee 
could   not  be  in  the  least  affected  thereby.     Tliis  stock  be- 
came collateral  security,  not  for  his  benefit,  but  for  that  of 
the  association,  hence  its  surrender  would  have  put  him  in 
no  worse  position  than  he  was  when  his  mortgage  was  exe- 
cnted.     Surely  then  R.  could  not  intervene  to  prevent  the 
disposition   of  collaterals,    in   wliicli   he   had    no  interest." 
.   .   .  Then,  referring  to  the  case  of  Spring  Garden  Assoa'a- 
lion  V,  Tradesmen's  Loan  Association^  to  show  that  the  \)o\- 
rower  might  elect  to  draw  his  stock,  and  oblige  the  society 
to  proceed  upon  the  mortgage,  the  court  continues  :     "  lUit 
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if  the  association  plaiutilT  could  have  paid  the  value  of  the 
the  stock  to  S.  and  retained  and  collected  the  mortgage, 
Nvhv  could  it  not  relain  the  stock  and  assign  the  mortgage  ? 
It  certainly  would  not  put  R.'s  mortgage  in  a  worse  position 
because  S.  held  the  first  lien  rather  than  the  company.  S. 
was  undoubtedly  by  act  of  law  owner  of  this  stock,  which 
was  worth  some  $2200,  and  that  amount  he  had  the  right 
to  demand  of  the  company,  or  its  equivalent.  The  company, 
on  the  other  hand,  had  the  right  to  retain  either  the  stock 
or  the  mortgage  ;  it  chose  to  retain  the  stock,  and  by  as- 
sio-uino-  the  mortoaire  to  S.,  as  in  that  case  it  was  bound  to 
do,  it  thereby  clothed  him  with  all  the  right  it  would  have 
had,  had  it  paid  him  the  value  of  the  collaterals  and  kept 
the  mortgage.  This,  however,  was  a  matter  for  them- 
selves, a  matter  with  which  R.  had  nothing  to  do."  ^ 

§  489.  These  are   the   principal  cases  upon  which  the 


'  It  is  needless  to  point  out  the 
effect  of  this  adjudication  upon  the 
unfortunate  mortgagor,  who  thus, 
after  having  paid  into  the  building 
association  enough  money  to  make 
his    shares     worth   12200,   lacking 
only    $73.14    finds    the    mortgage 
which  he  intended  to  pay  off  with 
that  amount  standing  undiminish- 
ed against  him,  in  the  hands  of  an- 
other creditor,  who  paid  I73.14  for 
it,  and  holds  a  judgment  against 
him,   besides,    for  I1400,   less   the 
amount  bid  upon  the  shares  at  the 
execution    sale,    when   they    were 
sold,  subject  to  the  building  associa- 
tion's   pleasure    as  to  whether  or 
not   it   would   apply   them   to   the 
mortgagor's    debt.      Again,    what 
equities  had  S.  superior  to  R  ?     It 
has  been  decided  again  and  again 
that   the  sale  of  stock  which   the 
building   association  holds  as   col- 
lateral vests  nothing  in  the  buyer 
until  after  the  building  association 
is  satisfied  (Early  and  Lane's  App., 
89  Pa.   411;  and  ante,   §  484),  and 
that  an  assignor  of  such  stock  can- 


not   require  the  building  associa- 
tion to  make  its  claim  out  of  the 
real  estate  on  which  it  also  holds 
a    lien    (Weiss's   App.,   5    W.    N. 
423).     How  then  can  it  be  said  that 
S.    had   a  right  to   demand   $2200 
from   the  building   association,   or 
its  equivalent?  or  that  the  society 
was  bound  to  assign  him  the  mort- 
gage, if  it    satisfied  its  own  claim 
out   of   the   stock?    The   previous 
decisions    in    Pennsylvania   recog- 
nize no  such  obligation,  and  it  cer- 
tainly could  not  exist  w^here  there 
was    a   second    mortgagee   of  the 
land,   whose  claim  to  subrogation, 
to  the  one  fund  or  the  other,  was 
at  least   equal   to   that  of  a  mere 
judgment  creditor  who  has  attached 
stock  in  which  he  can  take  noth- 
ing until  after  the  society's  claim 
has  been  satisfied.     If  it  becomes  a 
question   between  a  mortgagee  or 
purchaser,       and       a      judgment 
creditor,  the  weight  of  decision  is, 
that  the  equities  of  the  former  are 
stronger  than  those  of  the  latter. 
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Pennsylvania  doctrine  rests.^  They  all  profess  to  build 
upon  N^orth  America  Building  Association  v.  Sutton? 
That,  however,  was  an  action  brought  against  the  building 
association  by  the  assignee  of  a  borrowing  member's  shares, 
for  unjustly  refusing  to  permit  their  transfer  upon  the  cor- 
poration books.  The  society  had  obtained  judgment 
against  Sutton  for  the  full  amount  of  the  mortsfaofe,  less 
the  premiums,  which  were  not  recoverable  under  the 
statutes  governing  the  case.  This  amount  had  been  paid 
by  the  assignee  of  the  shares  to  the  building  association, 
and  upon  its  refusal  to  recognize  him  as  a  shareholder  the 
suit  was  instituted,  Sutton  being  the  nominal,  the  assignee 
the  equitable,  plaintiff.  And  all  that  that  case  assumed  to 
decide  was,  that  the  positions  taken  by  the  court  in  Kup- 
fert  \.  Giittenberg  Building  Association^  and  HugJies'' 
App.^^  were  "not  to  be  regarded  as  laying  down  the  rule 
that  payment  of  dues  on  the  stock,  ipso  facto^  works  an  ex- 
tinguishment of  so  much  of  the  mortgage.  The  debtor 
may  so  apply  it,  but  the  payment  itself  is  not  an  appli- 
cation of  the  monev  to  the  reduction  of  the  mortsfaee.  To 
hold  that  it  is,  would  be  giving  to  the  associations  ad- 
ditional facilities  for  obtaining  excessive  interest.  The 
debtor  is  not  compelled  to  give  up  his  stock,  whenever  suit 
may  be  brought  upon  his  bond  or  mortgage.  Such  would, 
however,  be  the  necessity  of  his  case,  if  the  law  applied, 
against  his  consent,  the  installments  paid  by  him  upon  his 
stock,  to  the  discharge  of  his  indebtedness  for  the  money 
borrowed."  The  rule,  therefore,  as  first  laid  down,  was  de- 
.signed  for  the  protection  of  the  member  against  oppression 
by  the  society.  Only  these  two  were  before  the  court,  and 
what    was   said    upon    adjudication    of    their    rights    had 

'  See    also   Springville   Building  sessing     Building     Association    ?'. 

Association   v.  Raber,  33  Leg.  Int.  Roan,  9   \V.   N.    15;   Harris'    -Vp])., 

329;   24   Pittsb.    L.  J.  23;    Building  18  id.  \.\\  Whilden   :■.   Brooniall,  i 

Association  v.    Eshelbacli,  7  I'hila.  Del.    142;  Oliver's  Ivst.,  ib.    35S;  In 

189;  Selden  v.  Reliable  Savingsand  re  Trefreison,3  Kulp  308;  Houk-U's 

Building  .Association,  32  P,  I*.  vSin.  Kst  .  2  Chest.  Co.  Rep.  511. 

336;   Kreanier  v.  Springfield  Build-  -'  35  Pa.  463.                         ^ 

ing  Association,  6  W.  N.  267;  Asso-  ^  30  Pa.  465. 

ciation  :■.  Wall,  7  Pliila.  189;  King-  *  Ib.  471. 
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referouco  U>  two  parties  only.  No  third  person's  cqnities 
formed  an\  element  in  the  case,  and  the  court  certainly 
had  no  intention  of  deciding-  what  the  remotest  bearing  of 
the  controversy  presented  could  not  bring  before  them,  or 
even  suggest.  It  was  established  as  a  rule  of  justice,  and 
not  as  an  engine  of  iniciuity,  whereby  a  debtor,  with  the 
connivance  of  the  building  association  of  which  he  is  a 
member,  perchance  a  director,  may  keep  alive  a  first  mort- 
gage upon  his  property,  whilst  his  bona  Jidc  creditor  con- 
tinues lielplessh'  holding  on  to  a  second  mortgage, — the 
morto-agor,  in  the  meanwhile,  himself  drawing  out  of  the 
treasury  and  applying  to  foreign  purposes  the  fund  intended 
to  extinguish,  and  slowly  gathered  during  a  series  of  years 
with  the  legitimate  object  of  extinguishing,  the  prior  encum- 
brance. Nor  was  that  rule,  judging  from  the  nature  of  the 
circumstances  under  which  it  was  laid  down,  ever  meant  to 
assert  the  unquestionable  right  of  either  party,  uninfluenced 
by  the  just  claims  and  expectations  of  third  persons,  to  exer- 
cise a  capricious  or  malevolent  discretion  in  throwing  the 
entire  burden  of  a  debt,  secured  by  two  kinds  of  securities, 
upon  the  one,  though  it  is  the  only  protection  available  for 
the  other  creditor,  in  utter  disregard  of  the  equitable 
doctrine  as  to  marshalling  of  assets  and  subrogation,  whose 
function  is  to  prevent  just  that  species  of  iniquity  and 
hardship  which  have  resulted  from  its  rejection  under 
the  misunderstood  formula,  '  payments  upon  stock  are  not 
payments  to  the  mortgage.'  That  doctrine  is  recognized 
and  applied  in  Pennsylvania  in  cases  to  which  building  as- 
sociations are  not  parties,'  and  there  is  no  reason  why  these 
should  form  an  exception,  as  is  shown  by  the  application 
of  the  same  principle  to  them  in  other  States.  Where  the 
courts  are  in  the  habit  of  adopting  the  method  of  subro- 
gation, rather  than  that  of  restraint  upon  the  option  of  the 
doubly  secured  creditor,  in  availing  himself  of  the  one  or 
the  other  of  the  funds  at  his  command,  the  same  practical 

1  Ramsey's   App.,    2  Watts,   228;  App.,   2  Pa.   304;  McDevitt's  App., 

Hastings'  Case,  10  Id.  303;  Lloyd  v.  70  Id.  373;  Carpenter  v.  Koons,   20 

Galbraith,  32   Pa.  103;  Neff's  App.,  Id.    222;  Hansell  v.    I.ixtz,   lb.  484; 

2    Watts    and   Serg.    36;    Shunk's  Holt  v.  Bodey,  18  Id.  207. 
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result  is  attained.  The  former  is  an  active  interposition  of 
the  court,  which  is  largely  a  matter  of  discretion  under  the 
circumstances  of  the  case,  and  which  it  may  become 
difficult  to  enforce,  except  in  chancery  proceedings  ;  the 
latter,  a  legal  consequence,  a  silent  operation  of  law,  whose 
simple  recognition  is  sufficient  to  produce  the  desired  re- 
sults under  any  form  of  procedure.  If,  however,  the  effect 
of  the  decisions  in  that  state  is,  to  deny  the  applicability 
of  the  principle  itself  to  cases  in  which  building  associa- 
tions hold  both  mortgage  and  assignment  of  stock  as 
security  for  the  same  debt,  whilst  another  creditor  has  but 
a  second  mortgage  upon  the  same  premises,  and  in  similar 
cases,  all  that  can  be  said  of  them  is,  that  they  are  in  con- 
flict alike  with  reason  and  with  justice  and  equity,  as  ex- 
pounded by  well-considered  and  respectable  authorities  in 
all  the  courts  of  the  civilized  world,  and  b>-  the  elaborate 
discussions  of  the  most  eminent  writers  upon  the  subject.' 

§  490.  Nor  is  tli.e  recognition  of  these  principles  at  all 
at  variance  with  the  rule  that  payments  on  stock  are  not, 
of  course  payments  to  the  mortgage.  The  stock  and  the 
mortgage  are,  undoubtedly,  two  separate  things.  Like  two 
parallel  lines,  starting  from  opposite  extremes,  growing  in 
opposite  directions  at  equal  speed,  passing  along  side  by 
side  until  they  both  reach  equal  lengths,  the  one  ending 
beside  the  point  from  which  the  other  started,  yet  never 
meeting, — the  stock  is.  never  merged  in  the  mortgage,  nor 
the  mortgage  in  the  stock.  The  right  of  the  shareholder 
to  control  his  stock  remains  intact,  along  with  the  like 
right  of  the  building  association  to  enforce  the  mortgage 
against  the  debtor,  and  the  land  mortgaged  is  the  primary 


'  In  Central  Building  Association 
V.  Schniilt,  12  W.  N.  239,  vS.  was 
mortgagor  and  pledgor  of  his  stock 
to  the  association.  On  default,  his 
land  was  soUl  under  the  mortgage 
for  enough  to  cover  the  whole 
mortgage  debt.  A.,  a  judgment 
creditor  of  S.,  attached  his  stock  in 
the  hands  of  the  association.  There- 
upon S.  elected  to  apply  his  stock 
in  payment  of  his  debt  to  the  asso- 


ciation. B.,  a  judgment  creditor  of 
S.  next  to  the  association,  claimed 
S.'s  election  to  be  binding.  The 
court  (C.  P.  of  Philadelphia,  No.  2, 
Mitchell,  J.)  recognizing  the  doc- 
trine of  subrogation,  held,  that,  as 
at  the  time  of  A.'s  attachment 
neither  the  association  nor  S.  had 
exercised  any  rights  over  the  stock , 
the  attachment  gave  \.  the  legal 
title,  and  B.  had  no  .standing. 
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source  for  the  pa\  iiRiU  of  the  iiiortoai^-e  del)l.'  Where, 
therefore,  the  lueiiiber  does  in  fact  retain  an  unqualified 
ownership  of  his  stock,  there  can  he  no  talk  of  niarshalliiicr 
assets  or  of  subrogation  ;  for  the  building  association  has 
only  the  mortgage  to  look  to  for  its  money.  But  where  the 
borrower,  or  the  law,  gives  the  association  a  lien  upon  his 
stock,  collaterally  to  the  lien  upon  his  land,  the  right  of 
the  subsequent  mortgagee  of  the  same  premises  "  is  abso- 
lute "  to  compel  application  of  the  fund  upon  which  he  has 
no  lien,  whilst  the  building  association  has,  before  allowing 
the  latter  to^  deprive  him  of  the  possibility  of  making  his 
own  claim,  by  resorting  for  its  own  satisfaction  to  the  land 
upon  which  they  both  have  encumbrances  :  or,  at  least,  he 
must  be  allowed  subrogation  to  the  rights  of  the  building 
association  upon  the  other  lien  which  it  might,  but  pre- 
ferred not  to,  resort  to  for  payment  of  its  claim. 

§  491.  It  stands  to  reason  that  the  doctrine  of  the  mar- 
shalling of  assets  and  subrogation  has  no  place  where  it  is 
superseded  b)'  positive  contract  between  the  mortgagor  and 
the  purchaser  of  the  mortgaged  premises  ;  whether,  by  the 
agreement,  the  latter  take  the  property  expressly  subject  to 
the  full  face-value  of  the  mortgage,  or  the  former  consent 
to  reduce  it  by  the  amount  of  the  stock-payments  standing 
to  his  credit.  The  latter  arrangement  is,  of  course,  bind- 
ing upon  the  building  association,  subject  to  its  claims 
against  the  stock,  and  if  the  purchaser,  being  a  mere 
stranger,  buy  subject  to  the  mortgage,  its  whole  amount 
must  be  presumed  to  have  entered  into  his  calculation  as 
to  the  value  of  the  property,  and  the  price  paid  by  him  to 
have  been  fixed  with  reference  to  it.-  If,  buying  distinctly 
subject  to  it,  he  was  the  holder  of  a  second  mortgage  upon 
the  land,  he  is  in  the  position  of  one  who  has  accepted,  in 

'  See  Link  z'.  Germantown  Build-  curities  for  the   same    debt,    each 

ing  Association,  89  Pa.  15;  Hansell  must  bear  its  share.     Carpenter  v. 

V.  Lutr,  20  Id.  484.     The  mortgage  Koons,  20  Pa,  222;  Hansell  v.  Lutz, 

is  an  appropriation  of  the  land  to  lb.  484;  Holt  v.  Bodey,  18  Id.  207; 

the    payment    of    that    particular  Ferris   v.    Crawford,    2   Denio  (N. 

debt,  binding  upon  a  purchaser  sub-  Y.),  595. 

sequent  to  the  giving  of  the  mort-  ^  See  The  People's  Savings  Bank 

gage.  Cooley's  App.,  I  Grant  (Pa. ),  and   Building  Association  v.    Col- 

401.     But  where  there  are  two  se-  lins,  27  Conn.  145. 
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discharge  of  his  claim,  the  property  such  as  it  is,  /.  e.,  sub- 
ject to  all  the  lieus  resting  upon  it,  and  the  primar\'  source 
of  their  satisfaction,'  and  his  mortgage  is  merged.  In  the 
one  case,  he  is  a  mere  stranger,  buying  subject  to  a  patent 
claim  ;  in  the  other,  a  satisfied  creditor. 

StiiiKliii}-    of   JiidjinuMit  CrtMlitors    as    to    Marshallinji    of 

Assets. 

§  492.  Whether  a  mere  judgment  creditor  is  surrounded 
by  the  same  potent  equities  which  protect  a  second  mort- 
gagee, or  purchaser,  in  demanding  the  application  of  these 
principles,  is  a  question  which  it  is  difficult  to  determine 
from  the  authorities.  As  between  the  two  classes,  in  refer- 
ence to  the  questions  arising  upon  the  marshalling  of  as- 
sets, it  is  said  that  judgment  creditors  have  not  the  high 
equities  belonging  to  purchasers  and  mortgagees.  "  A 
creditor  who  has  done  nothing  more  than  to  convert  his 
debt,  subsisting  in  the  form  of  a  contract,  into  a  judgment, 
has  no  claim  but  that  of  diligence,  to  the  favor  of  equity. 
Neither  natural  justice  nor  public  policy  enacts  a  prefer- 
ence for  him  over  adverse  claimants."  -  Thus,  C.  owed  the 
building  association  money,  secured  by  mortgage  and  an 
assignment  of  stock  as  collateral.  C.  gave  H.  a  second 
mortgage  on  the  same  land.  H.,  later  on,  had  to  take  the 
land  to  save  at  least  a  part  of  his  claim.  So  far,  the  case 
was  clear,  that  the  building  association  must  look  first  to 
the  stock  for  its  money.  But,  Y.,  Z.,  creditors  of  C,  had 
obtained  judgment  against  him,  and  levied  on  his  stock 
in  the  hands  of  the  building  association,  asking  the  court 
to  compel  the  latter  to  make  its  money  out  of  the  land,  so 
as  to  benefit  them  in  regard  to  the  stock.  This  was  re- 
fused.' 

'  See     Cooley's    App.,    i     Grant  was  preferred  to  the  claim  of  the 

(Pa.  ),4oi.  jiulj^inent   creditor  of  the  vendee. 

*  Herbert  v.  The  Mechanics'  Nor  is  a  judgment  creditor  a  pur- 
Building  and  Loan  Association,  17  chaser  or  mortgagee  within  the 
N.  J.  Eq.  497.  letter  or  spirit  of  Art.   24,  i?   16  of 

'  lb.  See,  similarly,  Weiss's  App.,  the  Maryland  Code  (Knell  t'.  The 
5  W.  N.  (Pa.)  423.  In  Lodge  v.  Green  Street  Building  .\s.sociation, 
Lysely,  4  Sim.  70;  6  Engl  Ch.  R.  34  Md.  67);  nor  of  a  similar  statute 
37,  the  equitable  interest  of  a  pur-  in  Pennsylvania.  Rodgers  v.  Gib- 
chaser  for  value,  before  conveyance,  son,  I  Yeates,  in;  Iliester  e-.  Eort- 
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VAWH't  oV  Kifilits  ofTIiird  l»:ntios  upon  (Msviiii  for  !>I:usIinll- 
iiiji"  of  Assets. 

§  493.  And  the  doctrine  of  the  niarshallino-  of  assets 
will  not  be  applied  to  the  injnrv  of  third  parties,  over 
whom  the  person  clainiino-  the  benefit  of  the  principle  has 
no  superior  etinities.'  Where,  therefore,  M.  executed  a 
niorteao-e  on  two  lots  of  (jronnd  to  the  Trenton  Mutual 
Loan  Association,  assi^^nino-  to  them,  at  the  same  time,  as 
collateral  security,  five  shares  of  stock,  then  gave  com- 
plainant a  mortgage  on  one  of  these  lots,  and  finally,  after 
the  execution  thereof,  assigned  to  S.  and  O.  his  interest  in 
the  five  shares  of  stock  ;  it  was  held,  that,  whilst  the  com- 
plainant could  require  the  building  association  to  sell  first 
the  lot  which  was  exclusively  covered  by  its  mortgage,  he 
had  no  equity  to  compel  the  appropriation  of  the  stock  to 
its  payment, — Williamson,  C,  saying:  "  The  question  is 
— w'hat  equity  has  the  complainant  to  take  their  (the  pur- 
purchasers  of  the  stock)  property  for  the  relief  of  his 
securitv  ?  While  the  common  debtor  owned  the  stock, 
there  was  an  equity,  as  between  him  and  the  complainant, 
that  in  enforcing  the  mortgage  securities,  the  stock  should 
be  applied  to  the  payment  of  the  mortgage  to  which  the 
debtor  had  pledged  it,  in  such  manner  as  to  relieve  the 
complainant's  security.  Does  that  equity  follow  it  in  the 
hands  of  a  bona  fide  purchaser  without  notice  ?  The  com- 
plainant had  no  lien  upon  the  property,  either  equitable  or 
legal.  He  had  the  right  merely  to  invoke  the  aid  of  a 
court  of  equity  to  marshal  the  securities  for  his  relief. 
This  right  does  not  follow  the  security  into  the  hands  of  a 
bona  fide  purchaser  without   notice.     The   rule  that  has 

ner,  2  Binn.  40;  Cover  v.  Black,  i  to   the   equities   of    his    creditors. 

Pa.  493;  Cadburj'  v.  Duval,  i    Am.  Reynolds  v.  Tooker,  18  Wend.  (N. 

Law  Reg.  109  Y. )  591.     See   also    also   Ayres  v. 

•  Thus  it  has  been  decided,  that,  Hustard,     15   Conn.    504;    John   v. 

if  the  land  of  the  wife  be  mortgaged  Reardon,    11   Md.   465      Nor  can  a 

for  the  husband's  debt,  a  subsequent  lien    creditor    invoke,     under    the 

judgment  creditor  of  the  husband  doctrine    of   marshalling,    any  se- 

has  no  standing  to  claim  that  the  curity  taken  by  another,  which  had 

mortgagee  shall  proceed  first  upon  not  become  a  lien  at  the  time  when 

the  property  of  the  wife,   because  he    secured    his    own.     Miller    v. 

thelatter's  equity  is  superior  to  that  Jacobs,  3  Watts  (Pa.)  477;  S.  C,  5 

of  the  husband,  and  necessarily  so  id.  208, 
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been  stated  as  a  general  one '  has  its  qnalifications,  and  is 
never  applied  except  where  it  can  be  done  withont  in- 
justice to  the  creditor,  or  other  party  in  interest,  having  a 
title  to  the  double  fund,  or  injury  of  a  third  person,  over 
whom  the  party  claiming  the  benefit  of  the  principle  has 
no  superior  equity."  There  certainly  can  be  no  equity  in 
permitting  the  complainant  to  appropriate  the  property  of 
these  innocent  persons  to  relieve  his  securitv.  They  pur- 
chased subject  only  to  the  mortgage  of  the  association. 

"  The  contract  between  the  association  and  the  mort- 
gagor was,  that  the  stock  should  be  only  rt'(y<7'///o//rt!/ security 
to  the  land  embraced  in  the  mortgage.  The  complainant 
now  seeks  to  change  the  contract  to  the  prejudice  of  these 
third  persons.  The}-  purchased  without  notice  of  his 
equities,  if  he  had  any.  They  are  innocent  purchasers. 
There  was  nothing  to  put  them  on  inquiry.  Notice  of  the 
mortgage  to  the  association  did  not  require  them  to  search 
the  record,  for  the  purpose  of  ascertaining  whether  there 
might  not  possibly  exist  some  equities  between  that  and 
other  mortgages  to  affect  the  title  of  the  stock."  ^ 


"■&"&' 


Notice  of  Subsi.stinji-  Kij^^hts  to  Compel  Resort  to  One  of 
Two  Funds. 

§  494.  If  there  are  any  equities  to  compel  the  prior  lien 
creditor  to  recover  satisfaction  from  any  particular  fund,  the 
subsequent  creditor  must  notify  him  thereof ;  for  a  prior 
creditor  is  not  bound  to  know  of  the  existence  of  any  sub- 
sequent encumbrance.'  The  creditor,  therefore,  having  a 
lien  upon  two  funds,  does  not,  b\'  releasing  one  of  them, 
prejudice  his  right  as  to  the  other,  unless  expressly  notified 

'  See    rule    above    quoted    from  v.  Heffernian,  9  Watts,  529.     And 

Story's  Ivq.   Jur.,    §  633;  see  ante,  the  equity  to  control  the  order  in 

§  486.  which  several   properties   shall   be 

*  Maxon   v.  Berkeley,  etc.,  Soc,  sold   to   satisfy  a  common  encuin- 

59  Iv.  J.  Ch.  524.  brance  is  oneagainst  the  execution, 

^  Reilly   v.    Mayer,  12   N.  J.   Kq.  not    against  the    judgment.      ISIc- 

55-  Cormick's   App.,    57    Pa.   54.     lUit 

••  Uniontown  Building  and  Loan  the  court  will  not  entertain  it  upon 

Association's  App.,  92  Pa.  2rK).    See  a  motion  to  set  asiile  the  execution, 

also      Bank    of      Pennsylvania    v.  Evans   v.  Tliibault,  2    Mik-s  (Pa.), 

Winger,  i  Rawle  (Pa. ),  295;Kouig-  251. 
maker  v.  Brown,  14  Pa.  274;  Adams 


4S: 


THE    I.AW    OF    BUILDING    ASSOCIATIONS.     [CH.  XVII. 


of  a  subsequent  encumbrance  which  is  a  lien  on  one  only 
of  the  funds,  and  cautioned  against  diniinishing-his  security. 
And  the  recordinsf  of  the  subsequent  encumbrance  is  not 
notice  to  him.'  But  where  the  building  association,  hold- 
ing-, besides  a  mortgacre  upon  the  borrower's  land,  an 
assignment  of  his  stock  as  collateral  to  his  mortgage,  re- 
leased the  stock,  with  actual  notice  of  the  existence  of  a 
subsequent  mortgage  on  the  land,  it  was  held  that  the 
prior  mortgage  was,  so  far  as  the  right  of  the  subsequent 
one  was  concerned,  satisfied  to  the  extent  of  the  value  of 
the  stock.- 

Taxation  Vpon  Capital-Stock. 

§  495.  Building  associations,  in  the  absence  of  any 
special  exempting  legislation,'*  are  liable  to  taxation  upon 
their  capital  stock  under  general  laws  providing  for  the 
same  upon  the  stock  of  other  corporations.^  The  fund 
which  has  accrued  from  monthly  payments  on  shares,  from 
premiums  and  interest  on  loans,  and  from  fines,  is  the  fiUl 
amount  of  the  capital  stock  and  accumulated  surplus  of 


'  Taylor's  Ex'rs  Z'.  Maris,  5  Rawle 
(Pa.),  51;  Quakertown  Building  and 
Loan  Association  v.  Sorver 
23  Leg.  Int.  (Pa.)  259;  Patty  z\ 
Pease,  8  Paige,  277;  Stuyvesant  z'. 
Hone,  I  Sandf.  (N.  Y. )  419;  Reilly 
V.  Mayer  12  N.  J.  Eq.  55  (59)  ; 
Cheesborough  z'.  Millard,  i  Johns. 
Ch.  (N.  Y.)  409. 

-  The  Washington  Building  and 
Loan  Association  z'.  Beaghen,  27 
N.  J,  Eq.  99;  because  the  subsequent 
mortgagee  had  the  right  to  compel 
the  building  association,  being  the 
prior  mortgagee,  to  have  recourse 
to  the  stock  for  the  payment  of  the 
debt,  before  looking  to  the  land, 
upon  which  both  mortgages  rested. 

3  And  as  has  been  seen,  they  are 
not  benevolent  institutions  within 
a  constitutional  restriction  upon 
legislative  exemption  from  tax- 
ation :  State  v-  McGrath,  95  Mo. 
193,  ante,  ?  459. 


^  The  Bourgignon  Building  As- 
sociation c'.  The  Commonwealth,  98 
Pa.  54.  The  Pa.  Act  of  10  Apr., 
1879,  exempted  building  associa- 
tions from  taxation  upon  stock.  At 
the  same  session  of  the  Legislature, 
the  Act  of  7  June,  1879,  was  passed. 
This  was  a  general  revenue  act,  im- 
posing taxes  upon  all  corporations 
except  such  as  were  nained  therein, 
among  these,  "  savings  institutions 
when  they  declare  no  dividends." 
The  court  held  the  later  act  re- 
pealed the  former,  and  that  build- 
ing associations  were  not  exempted 
by  the  Act  of  7  June,  1879.  Under 
the  Ga.  Act  22  Dec,  1884,  building 
association  stock  represented  by 
unadvanced  shares  is  taxable  at  its 
true  market  value  :  McGowan  v. 
Savannah  Mut.  Loan  Association, 
80  Ga.  515:5  S.  E.  Rep.  775. 
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such  associations ;  the  fornier  being  the  aggregate  of  the 
monthly  payments  on  stock,  which,  by  the  fundamental 
law  of  the  association,  are  made  obligatory  on  all  stock- 
holders alike  ;  while  other  payments,  which  are  in  effect 
optional  with  those  who  make  them,  represent  the  profits 
of  the  scheme,  and  made  up  the  accumulated  surplus.' 


CHAPTER  XVIII. 

DISSOLUTION    AND    EFFECTS   OF    DISSOLUTION. 

?  496.  Methods  of  termination  of  building  associations.     Expiration. 

?  499-  Dissolution  by  voluntary  agreement  of  stockholders  and  surren- 
der of  franchise. 

§  502.  Surrender  may  be  inferred  under  certain  circumstances. 

§  503.   Dissolution  by  act  of  Legislature. 

?  504.  Dissolution  by  decree  of  court. 

?  505.  Grounds  of  forfeiture  of  franchises.     Who  entitled  to  ask  it. 

I  508.  Right  of  and  grounds  for  appointment  of  receiver  by  court. 

?  511.   Insolvency.     Winding  up  by  receiver. 

'i  512.  Who  entitled  to  ask  for  receiver  on  ground  of  insolvency. 

I  514.   Distribution  of  assets  of  insolvent  building  association. 

?  516.  Right  of  members  to  ask  interposition  of  court  to  wind  up  so- 
ciety, when  shares  at  par. 

'i  518  Financial  condition  which  must  be  shown  to  exist.  Mortgages 
of  members  not  assets  for  winding  up. 

'i  519.   Effect  of  e.xpiration  of  charter  upon  corporate  powers. 

?  521.  Subsisting  liabilities  of  society. 

§  522.   What  is  equivalent  to  a  dissolution  of  building  association. 

^  523.  Effect  of  dissolution  or  its  equivalent  upon  membership  duties 
and  borrowers'  obligations. 

?  532.  Refusal  of  other  members  to  pay.     Suspension  of  business. 

'  State,  The  Washington    Build-  amount  stated  ;  the  commissioners 

ing  and  Loan  Association,  pros.,  Z'.  of   appeal  sustained   his   decision; 

Creveling,    39  N.   J.   L.   465;  S   C.  and  the  court  refused  to  disturb  the 

affirmed,  40  N.  J.  L.   192.     In  this  asses.sment,  as  an  actual  valuation 

case   the   secretary  of  the  building  of  the  stock,  shortly  after,  showed 

as.sociation,when  called  upon  by  the  an  excess  of  js4oooover  that  amount; 

assessor,  returned  to  him  5101,400.-  the   assessment   of   the   tax    being 

00,  as  the  amount  of  bonds,  mort-  upon  the  full  amount  of  the  capital 

gages,  and   notes  then  held  by  the  stock  and  accumulated  surplus.  See 

association  as  securities  for  money  also   State,    Wa.shington    Huilding 

loaned     to     its    stockholders    and  and    Loan    Association,    pros.,    v. 

others,  as  provided  for  in  its  con-  Hornbacker,  42  N.  J.  L.  635;  ante, 

stitution.     The  assessor  declined  to  §  45S  and  notes, 
make    any    deduction     from     the 


/j 
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>lotln>(ls  «»r  TiM-iiiiii:itioii  of  Itiiihlin^'  As.s<)<*i:Hi<nis.   I']\pir- 
atioii. 

§  496.  Strictly  speakinj;,  the  corporate  existence  of  a 
bnildini>"  association  is  terminated  (i)  1)\-  the  expiration  of 
the  franchise  nnder  orit^inal  charter  limitation  npon  its 
continnance,  {<r)  in  respect  of  time,  or  (A)  in  respect  of  the 
objects  to  be  accomplished  ;  (2)  by  a  \ali(l  and  execnted 
agreement  of  its  members,  or  volnntary  snrrender  of  the 
corporate  franchise  ;  (3)  by  the  action  of  the  Legislatnre  ; ' 
and  (4)  by  the  decree  or  interference  of  conrt. 

§  497.  The  event  whose  happening  puts,  ipso  facto  ^  an 
end  to  the  society's  existence  is  only  the  first  one  men- 
tioned, the  expiration  of  the  time  for  which  the  corporation 
was  created,  where  the  period  is  fixed  by  the  constating  in- 
strument or  by  the  general  law.'  It  is  immaterial  whether 
the  limitation  as  to  time  be  contained  in  the  general  law 
only,  or  in  the  charter  only,  or  in  both.  If  the  statute 
fixes  the  maximum  time,  the  omission  to  limit  it  by  charter 
to  conform  with  the  statute,  whilst  it  is  a  defect,  is  not  a  fatal 
defect  in  the  instrument,  nor  such  as  to  impair  the  building 
association's  corporate  existence.  The  limitation  will  be 
supplied  from  the  general  law,  and  treated  as  embodied  in 
the  charter  to  conform  with  it.^  Any  charter  grant,  nnder 
the  general  law,  of  a  period  in  excess  of  its  provisions  will 
be  simply  void.^ 

§  498.  With   this  exception,  there   is   no  such  thing  as 
an  ipso  facto  dissolution  of  the  corporation.     The  misuser 


'  See  Cooper  v.  Oriental  Sav. 
and  Loan  Association,  100  Pa.  405, 
407. 

2  See  Angell  and  Ames,  Corp.,  ^ 
778  a;  Field,  Corp.,  \  481; 
2  Morawetz,  PC.,?  1005.  See  id., 
§  1009,  as  to  the  effect,  in  general, 
of  the  death  of  the  members;  an 
event  which  dissolves  only  those 
corporations  whose  members  must 
be  elected  by  vote  of  existing  mem- 
bers, not,  however,  those  whose 
membership  is  represented  by 
stock  transferable  by  assignment 
or  inheritance,    and   consequently 


not  building  associations.  But,  as 
will  be  seen  hereafter,  the  with- 
drawal of  a  number  of  members, 
taking  their  money  or  stock  with 
them,  sufficient  to  cripple  the  so- 
ciety and  make  its  further  oper- 
ations useless  or  impossible,  with  a 
view  to  attaining  itsoiiginal  pur- 
pose, is  in  many  respects  equivalent 
to  a  dissokition  of  a  building  asso- 
ciation.    See  W  522,  et  seqq. 

3  Miller's  Est.,  2  Pears.  (Pa.) 
248. 

■•  See  ante,  \  64. 
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or  nonuser  of  the  franchise  will  not  do  it.''  The  insolvency 
of  the  society,-  the  neglect  or  refusal  of  members  to  con- 
tinue their  stock-pa^-ments  ^  or  the  cessation  of  all  corporate 
acts  and  business  ^  will  not  do  it.  The  mere  omission  to 
elect  officers  will  not  accomplish  it,'^  even  where  this  con- 
tingency is  not  specifically  provided  for  in  the  charter  or 
general  law.*"'  It  is  the  stockholders,  and  not  the  officers, 
that  constitute  the  corporation."  The  arrival  of  the  shares 
at  the  value  fixed  as  the  ultimate  one  in  the  charter,  does, 
indeed,  necessarily  bring  the  career  of  the  association  to  a 
close.  "  Whenever  the  assets  of  the  corporation  become 
equal  to  the  par  value  of  all  its  stock,  it  ceases  to  exist,  ex- 
cept for  the  purpose  of  winding  up  its  affairs."  ^  The  pre- 
cise period,  however,  when  this  occurs  is  so  much  a  matter 
of  calculation,  based  upon  knowledge  necessarily  within 
the  possession  of  the  officers  of  the  association  exclusively, 
that  its  effect  in  dissolving  the  corporation  can  be  obtained 
only  in  one  of  two  ways,  either  by  voluntar}-  winding  up, 
or  by  a  decree  of  a  court,  upon  investigation  of  the  affairs 
of  the  .society,  at  the  instance  of  one  competent  to  demand 
it,  and  upon  proof  that  the  time  has  actually  arrived  when 
the  assets  of  the  corporation  have  become  equal  to  the  par 
value  of  all  its  stock.'' 


'  See   ante,   ^    310,   and  post,  §§  *  Hoboken  Rnilding  Association 

505-507,  and  ch.  xix.  z>.    Martin,    ndi  supra;   St.    Louis, 

'  Gormerly    v.     The    Port   Rich-  etc.,  Ass'n  v.  Augustin,  supra.  See 

mond  Building  and  Loan  Associa-  also,  S.   P.,  Gormerly  ?•.  The  Port 

tion,    3   W.    N.    (Pa.)    11;  and  see  Richmond  Building  and  Loan  As- 

post,  §  511.  sociation,  3  W.  N.  (Pa.)  11.     As  to 

^  Kansas  City,  etc.,  Co    v.  Sauer,  the   fact  of  there  being  no  officers 

65  Mo.  279  as  a  ground  for  asking  dissolution, 

■•Hoboken   Building  Association  see  post,  ^  510. 

z'.  Martin,    13  N.  J.  Eq.  428.     See  *  Hoboken  Building  Association 

also     Watkins     Z'.     Workingmen's  z:  Martin,  uhi  supra. 

Building    Association,  97    Pa    514;  •  lb. 

Hekelnkaemper    v.    The    German  *  Hagerman  v.  The  Ohio  Build- 

Builfiing  etc..  Association,   22  Kan.  ing    and    vSavings   .Association,    25 

549;  Thomson   v.  Ocniulgee  Build-  Ohio  .St.    186;  Laurel  Run  Building 

ing  and   Loan  Association,  56  Ga.  Association     v.  Si)erring,    to6    Pa. 

350;  St.   IvOuis,  etc.,  As.sociation  v.  334. 

Augu.stin,   2   Mo.    -App.    123.      But  'See,   therefore,    i)o.st  §§  519,  et 

see  ijost,  §§  526-527.  seqq. 
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l")issolutioii   by  Voluntary  Aiir«'«MMOiit  <>l"Sto<'liliol<lors  aiul 
SurrtMulrr  of  I'raiirhisc. 

§  499.  It  is  a  well-settled  doctrine,  that,  in  the  absence 
of  charter  or  statutory  provisions  to  the  contrary,  a  private 
corporation  for  pecuniary  gain  may  dissolve  by  snrrender 
of  its  franchises  by  agreement  among  its  members.  "  The 
qnestion  as  to  the  nnanimity  reqnired  by  the  corporators  in 
order  to  accomplish  a  volnntary  snrrender  of  corporate 
franchises  may  depend  npon  the  provisions  of  the  charter. 
If  there  is  no  provision  npon  this  snbject,  and  no  definite 
period  of  limitation  to  corporate  existence,  it  has  been  uni- 
formly held  that  a  majority  may,  by  resolution,  surrender 
its  charter  ;  but  if  it  is  otherwise  provided  in  the  constat- 
ing instruments,  or  if  the  duration  of  the  corporation  is 
fixed  by  them,  unanimity  of  the  stockholders  is  held  es- 
sential to  a  surrender."'  In  the  case  of  building  associa- 
tions, the  period  of  duration  is  usually  fixed  cither  by 
charter  or  by  general  law.  Hence  the  action  of  members 
looking  towards  a  dissolution  by  agreement  must  be 
unanimous.-  A  mere  majority  cannot  force  it  upon  the 
rest,  against  what  the  latter  conceive  to  be  their  interests. 
So,  it  was  held  in  Pennsylvania  that  the  borrowing  stock- 
holders, who  constituted  the  whole  membership  of  the 
building  association,  except  37,  who  were  non-borrowers, 
could  not,  in  order  to  wind  up  the  concern,  before  the  time 
limited  by  the  charter,  compel  the  few  non-borrowers  to 
accept  a  sum  per  share  less  than  the  amount  fixed  by 
charter ;  and  the  preliminary  injunction  was  continued.^ 
And  similarly  in  Indiana,  where  a  building  association  had 
been  incorporated  under  articles  by  which  it  was  to  con- 
tinue in  operation  eight  years,  unless  sooner  able  to  pay 
its  debts  and  redeem  its  stock,  it  was  held  that  a  resolu- 
tion adopted   by  a   majority  before  the  expiration  of  eight 

'  Field,  Corp.,  §  487,  where,  and  =>  Pfaff  v.  Building  Association,  6 

under  ^  486,  the  authorities  on  this  W.   N.   (Pa.)  349.     The  case  of  The 

subject   are   collected.     See  also  i  Hoboken   Building  Ass'n   v.  Mar- 

Morawetz,  P.  C,  i;?  413-414.  tin,    13  N.  J.  Eq.  428,  is  not  an  au- 

*  As  to  the  status  of   withdraw-  thority  contra ;  the  circumstances 

ing  members  in  such  a  proceeding,  having  been  peculiar,  and  the  rul- 

see  ante,  \  109.  ing  of  the  court  dictated  by  them. 
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years,  to  dissolve,  without  the  consent  of  the  complaining- 
stockholder,  and  with  unredeemed  stock  outstanding,  was 
void.' 

§  500.  Even  in  the  absence  of  a  distinct  limitation 
upon  a  building  association's  continuance,  expressed  in 
the  charter  or  general  statute  by  naming  the  number  of 
years  for  which  the  franchise  is  granted,  the  fact  that  each 
individual  member  has  in  the  concern  an  interest  accumu- 
lating towards  a  stipulated  final  amount  at  a  rate  giving 
sufficient  data  to  calculate,  with  some  degree  of  accuracv,  the 
period  during  which  his  interest  will  continue,  so  fixes  the 
necessary  duration  as  to  him,  that  it  would  appear,  that, 
upon  this  ground,  too,  unanimous  consent  must  be  obtained 
in  order  to  effect  a  valid  agreement  for  the  surrender  of  the 
franchises.  Different  from  most  otlier  corporations,  the 
charter  of  a  building  association  imposes  upon  it  the  work- 
ing out  of  a  certain  task,"  within  a  given  time,  or  at  least 
by  a  process  whose  known  operation  affords  a  tolerably  ac- 
curate measure  of  the  contemplated  period.  Every  stock- 
holder has  a  right,  secured  to  him  by  the  articles  of  associ- 
ation, to  insist  upon  the  performance  by  the  corporation  of 
this  duty,  or  at  least  to  object  to  its  performance  being 
made  impossible  by  the  act  of  the  corporation  itself  Nor 
can  the  latter,  under  a  by-law  or  otherwise,  deprive  an  un- 
consenting  stockholder  of  that  right  by  retiring  and  can- 
celing his  shares  against  his  will.''  The  authority  to  pass 
by-laws  is  the  authority  to  pass  such  as  are  consistent  with 
the  articles  of  incorporation,  and  not  a  power  to  subvert 
the  law  of  corporate  existence.'  And  it  has  been  said  that 
the  member  will  not  be  estopped  from  complaining  against 
such  a  course  by  amendments  of  the  corporate  by-laws  en- 
acted before  he  purchased  his  stock,  authorizing  the  direct- 
ors to  set  aside  certain  moneys  for  the  cancellation  of  cer- 
tain   shares,   or    by    subsequent    amendments    authorizing 


'  liarton  z'.   Jvnterprise  Loan  and  ^  Bergiiuin  :■.  St.  Paul  Mul.  Ihiild- 

Building     Associalifjn,      114     Ind.  ing  Association,    No.    i,   29  Minn. 

226;  16  N.  E   Rep.  486  275;  13  N.  W.  Rep.  120. 

'  See   PfafT  z'.    HuiUling  Associa-  ■•  Ibid, 
tion  ubi  supra. 
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forced  cancellation  of  shares,  which  were  snbniitted  to  by 
others  and  in  the  benefits  of  which,  accruing  to  the  society, 
he  shared.' 

§  501.  Rut  where  the  stockholders  had  agreed  in  writ- 
ing to  dissolve  the  association,  before  the  period  limited  in 
its  charter  arrived  to  put  an  end  to  its  existence,  it  was 
held  that  such  agreement  was  valid,  and  not  only  bound 
the  stockholders  (who,  it  appears,  had  all  consented  to  the 
closing  out,)  but  was  good  also  against  the  assignee  of  one 
of  them.-  And,  of  course,  a  shareholder  cannot  at  one  and 
the  same  time,  claim  the  benefit  of  a  resolution  to  dissolve 
and  repudiate  the  duties  imposed  by  the  same.'' 

Surroiuler  may  be  Inrorrcd  Under  Certain  Circumstaiiees. 

§  502.  IMere  nonuser  is  not  ipso  facto  a  surrender.'  But 
the  nature  or  purpose  of  a  building  association  is  such  that 
a  surrender,  by  unanimous  consent,  may  be  inferred  from 
the  fact  that  one  member  has  been  permitted  to  unite  in 
his  hands  all  the  live  shares  and  all  the  securities  held  by 
the  association.  A  case  occurred  in  Massachusetts,  the  cir- 
cumstances of  which  were  as  follows  :  The  association 
was  incorporated  under  St.  1854,  c.  454,  with  power  to  col- 
lect monthly  dues  and  fines,  from  its  members,  etc.  As 
often  as  the  fund  of  the  society  should  amount  to  a  certain 
sum,  it  was  to  be  applied  to  the  redemption  of  the  share  of 
that  member  who  would  bid  the  greatest  sum,  by  way  of 
discount  or  premium,  for  the  privilege  of  taking  out  his 
distributive  share  at  once.  He  should  then  cease  to  be  a 
member,  but  give  bond  and  mortgage  for  the  payment  of 
the  sum  advanced,  namely  monthly  dues,  "to  be  applied 


'  Ibid.  See  also  People  v.  Lowe, 
47  Hun  (N.  Y. )  577,  reversed  117 
N.  Y.  175;  22  N.  K.  Rep.  1016, 
upon  other  points 

"■'  White  Haven  Loan  and  Build- 
ing Association  V.  Kelly,  I  Kulp,  9 
Luz.  Leg.  Reg.  (Pa.)  9;  and  an  oV> 
jection  that  the  association  was  not 
legally  organized,  or  had  forfeited 
its  charter,  cannot  be  inquired  into 
collaterally.     lb. 


^  Central  Building  Association  v. 
Witzell,  13  Phila.  (Pa.)  54. 

••  Angell  and  Ames,  Corp.,  \  773; 
cit.  Regents  of  the  University  of 
Md.  :-.  Williams,  9  Gill  and  J.,  365; 
though  after  long-continued  non- 
user,  it  may  be  presumed  that  a 
corporation  has  surrendered  its 
franchises  to  the  State:  2  Mora- 
wetz,  P.  C,  §  loii. 
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in  liquidation  of  the  principal  sum,"  interest  monthly  until 
the  monthly  dues  should  amount  to  the  principal  sum,  and 
fines.  Neither  interest  nor  fines  should  be  deducted  in 
computing  the  amount  due  on  the  mortgage.  The  entries 
in  the  books  of  the  secretary  should  be  prima  facie  evi- 
dence against  any  member,  but  an  appeal  might  be  taken 
to  a  meeting  of  the  association.  A  quorum  should  consist 
of  twenty-five  members.  Provision  was  also  made  for  the 
election,  duties,  and  removal  of  officers.  On  November 
30,  1866,  the  secretary  of  the  association  purchased  and 
took  assignments  to  himself  of  all  bonds,  mortgages  and 
assets  of  the  association,  and  of  all  unredeemed  shares.  It 
was  held  that  the  mortgagors  might  redeem  upon  payment 
of  interest  on  their  loans  and  monthly  dues  and  fines  up  to 
Nov.  30,  1866  ;  and  the  reasoning  of  the  court  was  as  fol- 
lows :  "  In  this  condition  of  things  (after  the  assignments 
upon  Nov.  30,  1866),  there  was  no  longer  a  quorum  of 
members  necessary  for  the  transaction  of  business,  no  meet- 
ings could  be  held  to  which  the  plaintiffs  (members)  could 
appeal  from  the  entries  of  the  secretary,  which  are  decided 
by  the  by-laws,  to  h^  prima  facie  evidence,  nor  for  election 
or  removal  of  officers  to  whom  the  plaintiffs  (mortgagors) 
must  apply  for  the  redemption  of  their  land  from  the  mort- 
gage, nor  for  any  other  corporate  object  or  purpose.  .  .  . 
The  liability  to  pay  monthly  dues,  or  fines,  or  interest  on 
the  amount  advanced,  cannot  extend  beyond  the  existence 
of  the  corporation.  .  .  .  The  transaction  of  Nov.  30,  1866, 
amounted  to  a  complete  suspension,  at  least,  if  not  to  a 
final  dissolution,  of  the  corporation  by  the  unanimous  con- 
.sent  of  all  members." '  Similarly,  in  Georgia,  the  fact 
that  a  building  as.sociation  had  assigned  all  its  unpaid  loans, 
paid  off  all  its  stockholders  and  ceased  to  transact  any  busi- 
ness was  treated  as  a  virtual  dissolution." 


'  Cook    V.    Kent,   105    Mass.   246.  and    Loan    .Ass'n,   56  Id.  350;  and 

See  also  The  City  Loan  and  Ruild-  post,    ??    523,  et    setjq.     See    also 

inj^  .Association  of  .*\iij<usta  z'  Good-  Smith  v  Virj^in,  33  Maine,  14S. 
rich,  48  Ga.   445;  Goodrich  v.  The  "■'  Van  Pelt  v.  Home  Huildinj,'  and 

City,    etc..  Association,   54  Id.   98;  Loan   A.ssociation,   87   Ga.  370;   13 

Thomson    v.    Ocmulgee    Ruilding  S.  E.  Rep.  574. 
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I>issoliit  ioi)  b.v  Ai'l  <»1' Loj;islaJnro. 

§  503.  Huildino-  associations  may  be  dissolved  by  the 
act  of  the  Legisk\tiire,  wherever  such  action  does  not  im- 
pair the  o])lii^ation  of  contracts.'  Where  the  power  to  re- 
peal any  special  charter,  or  all  charters  granted  to  corpo- 
rations, is  reserved  to  the  legislature,  either  in  the  charter 
conferring  the  franchise,  or  in  the  general  acts  for  incorpo- 
ration of  such  societies,  or  in  the  general  laws  of  the  State, 
applicable  to  all  cases,  or  in  the  constitution  of  the  State, 
the  Legislature,  m  its  discretion,  by  virtue  of  its  paramount 
authority  and  of  the  terms  of  its  undertaking  with  the  as- 
sociation, may  exercise  the  power  without  becoming  guilty 
of  any  violation  of  the  original  contract,^ 

Dissolution  l)y  HtU'roo  of  Court. 

§  504.  In  no  other  way,  except  in  one  of  those  in- 
dicated, can  a  building  association  be  dissolved  without  a 
decree  of  a  competent  judicial  tribunal,  ascertaining  and 
declaring  the  forfeiture  or  expiration  of  its  charter,  or  hand- 
ing its  affairs  over  to  an  ofhcer  appointed  by  such  tribunal, 
for  the  purpose  of  winding  up  the  concern,  with  a  view  to 
doing  justice  to  all  parties  interested.  In  the  exercise  of 
its  franchises,  every  corporation  is  bound  to  respect  rights 
and  observe  its  responsibilities  in  two  directions, — towards 
the  State  which  granted  them  and  protects  it  in  the  exer- 
cise of  them  ;  and  towards  the  individual  members  who  are 
directly  and  pecuniarily  interested  in  the  proper  adminis- 
tration of  the  prerogatives  granted,  as  well  as  towards 
creditors  dealing  with  the  corporation  upon  the  guarantee 
of  the  powers  possessed  by  the  corporation  and  the  as- 
surance of  its  solvency  implied  in  their  legal  exercise.  It 
is  clear,  therefore,  that  where  the  corporation  becomes 
guilty  of  a  departure  from  the  contract  entered  into  with 
the  State,  and  for  the  carrying  out  of  whose  terms  alone 

'  See  ante,  ^  65.  the    Legislature    may   appoint    or 

*  See    Field,    Corp.,    ^f   478-479;  authorize  the  Governor  to  appoint 

Angell   and   Ames,  Corp.,  §  769;  2  a  person   to  take  charge  of  its  as- 

Morawetz,  P.  C,   §§  1013,   1053  et  sets  for  the  tise  of  its  creditors  and 

seqq. — When  a  corporation  is  dis-  stockholders  :     Erie,  etc.,  RR.  Co. 

solved  by  a  repeal  of  its  charter,  v.  Casey,  26  Pa.  287. 
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the  latter  has  obligated  itself  and  granted  its  sanction,  it 
may  at  any  time  interfere  to  enforce  that  penalty  which 
follows  the  unlawful  act,  the  forfeiture  of  the  franchises 
granted.  And  building  associations,  to  whom  the  State 
grants,  from  motives  of  public  policy,  such  extraordinary 
powers  looking  towards  the  accomplishment  of  certain 
definite  objects  favored  by  it,  are  no  exception  to  this  rule. 
Nonuser  and  misuser  may  equally  become  the  ground  of  a 
forfeiture  of  the  charter  at  the  instance  of  the  State.  The 
former  need  scarcely  be  considered  except  as  involved  in 
the  latter ;  for  every  misuser  necessarily  implies  a  neglect 
to  use  the  precise  powers  intended  to  be  given  by  the 
charter,  in  subserviency  of  the  purposes  contemplated  by 
the  same.  But  a  case,  where  a  building  association  simply 
omitted  to  exercise  any  functions,  or  engage  in  any  oper- 
ations by  virtue  of  its  incorporation,  has  not,  it  is  believed, 
ever  come  under  judicial  notice. 

Grouiuls  of  Forieitiirc    of  Franchises.     AVho   KiititkMl   to 
Ask  it. 

§  505.  A  misuser  of  the  corporate  franchise  is  any  de- 
parture from  the  legitimate  course  of  business  intended  to 
be  sanctioned  by  the  charter,  in  accordance  with  the  Act  of 
Legislature  under  which  it  is  issued,  whether  the  same  be 
simply  in  excess  of  the  powers  conferred,  or  neglect  of  the 
duties  imposed,  or  involve  a  radical  change  or  disregard  of 
the  purposes  of  the  grant.  "  In  general,  to  work  a  for- 
feiture, there  must  be  something  wrong,  arising  from  wilful 
abuse,  or  improper  neglect  ;  something  more  than  acci- 
dental negligence,  excess  of  power,  or  mistake  in  the  mode 
of  exercising  an  acknowledged  power.  A  single  act  of 
abu.se,  or  wilful  nonfeasance  in  ^  corporation,  nia>-  be  in- 
sisted on  as  a  ground  of  total  forfeiture  ;  ])ut  a  specific  act 
of  nonfeasance,  not  committed  wilfully  or  negligently,  not 
producing,  nor  having  a  tendency  to  produce,  mischievous 
consequences  to  any  one,  and  not  being  contrar>-  to  any 
particular  requisition  of  the  charter,  will  not  work  a  for- 
feiture." '  Thus,  the  occasional  taking  of  notes  and 
bills  by  a  building  association,  or  their  acceptance  as  a  mere 
'  Angell  and  Ames,  Corp.,  §  776. 


49^  I'HE  LAW  OF  BUILDING  ASSOCIATIONS.     [CH.  XVIII. 

moans  of  safe-keepin*;-  and  investment  of  its  funds,  in  the 
course  of  its  legitimate  business,  would  constitute  no  ground 
of  com  plaint  against  the  society  ;  but  if  it  had,  toany  extent, 
substituted  the  business  of  purchasing  and  discounting 
paper,  for  its  legitimate  business,  buying  it  for  the  purpose 
of  gain,  and  with  a  view  to  employing  the  proceeds  in  buying 
again,  that  would  be  a  ground  of  forfeiture.'  So,  also,  would 
be  the  deliberate  acquisition,  holding,  and  dealing-  in  more 
real  estate  than  the  law  or  charter  allows  the  building  as- 
sociation to  purchase  and  hold.^  A  similar  wrongful  in- 
tent is  shown  by  the  fact  that  the  articles  of  association,  or 
by-laws,  contain  provisions  not  authorized  by,  or  contrary 
to,  the  general  act,  and  these,  besides  being  utterly  void,^ 
may,  therefore,  become  the  ground  of  forfeiture.'  But  it  is 
said,  that,  where  a  corporation  has  abused  or  misused  its 
corporate  power,  but  not  in  any  particular  as  to  which  it  is 
declared  by  statute  that  the  act  shall  operate  as  a  forfeiture 
of  its  charter,  the  court  is  vested  with  a  discretion  to  deter- 
mine, whether  the  corporation  shall  be  ousted  of  its  fran- 
chise to  be  a  corporation,  or  merely  from  the  exercise  of 
the  powers  illegally  assumed.'' 

§  506.  Any  material  defect  in  the  proceedings  of  incor- 
poration ;  any  omission  of  a  step  or  performance  of  duty 
made  essential  by  the  act,  in  order  to  render  the  society, 
desirous  of  the  privilege  of  corporate  existence  and  action, 
a  rightful  and  legally  qualified  party  to  the  contract  with 
the  State,''  whose  form  and  substance  it  is  the  prerogative 
of  the   latter  to  prescribe  and  define ;  ^  any  fraud  or  mis- 

'  Manufacturers'    &    Mechanics'  Association,   88  Pa.  2 1 1 ;  Rlioads  f . 

Sav.    &    Loan    Co.    v.  Conover,  5  Hoernerstown,  etc.,  «(^z  ^«(!/>r«. 

Phila.    (Pa. )  18      See  also  Stafte  z'.  ^  State   v.  The  Oberlin  Building 

Greenville  Build'g  Ass'n,  29  Ohio  and  Loan  Association,  35  Ohio  St. 

St.  92.  258.     See  also  The  People   v.  The 

2  Miller's    Est.,   2    Pears.    (Pa.)  Troy  House  Co.,  44  Barb.  (N.  Y. ) 
248;  Rhoads  v.  Hoernerstown  Build-  625. 

ing  Association,  82  Pa.  180;  and  see  ^  Becket  v.  Uniontown  Building 

ante,  W  303-308.  Association,  uhi  supra  ;  Working- 

3  Stiles'  App.,  95  Pa.  122;  State  v.  men's  Building  A.ssociation  v.  Cole- 
Greenville  Building  Association,  29  man,  89  Pa.  428. 

Ohio  St.  92.  '  Martin  v.  The  Nashville  Build- 

■•  Becket  z'.  Uniontown  Building      ing  Association,   2   Cold.    (Tenn.) 
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representation  in  inducing  the  State  to  accede  to  the  re- 
quested grant  of  the  franchise,' — are  equally  breaches  of 
which  the  State  may,  at  any  time,  avail  itself  to  avoid 
the  charter  granted  defectively,  or  to  persons  imperfectly 
qualified  under  the  law,  or  upon  improper  representa- 
tions. 

§  507.  But  all  these  are  grounds  of  which  the  State  alone 
may  avail  itself  in  instituting  proceedings  to  deprive  the 
building  association  of  its  corporate  franchises.  It  is  the 
State  alone  which  is  injured  or  imposed  upon  by  the  wrong- 
doings of  the  corporation  ;  and  it  is  with  the  State  only 
that  the  latter,  in  rebelling  against  its  sovereign  authority, 
or  betraying  its  confidence,  has  violated  the  original  con- 
tract of  recognition  and  protection  subsisting  between  the 
creature  and  the  creator.  On  grounds  of  misbehavior,  there- 
fore, of  the  building  association  in  its  corporate  capacity,  it 
belongs  to  the  State  alone,  to  revoke,  upon  direct  proceeding 
in  quo  zvai'ranto^  and  by  a  decree  properly  promulgated 
through  the  medium  of  its  judicial  tribunals,  or  by  legisla- 
tive exercise  of  the  powers  inherent  to  its  sovereignty,  the 
privileges  granted  to  the  corporation.  No  private  person 
can  ask  for  its  dissolution  ^  on  such  grounds,  nor  insist 
upon  the  consequences  with  which  the  State  might  visit 
corporate  misbehavior,  for  the  purpose  of  escaping  his  con- 
tract obligations  with  the  association.^  Nor  has  the  State 
the  right  to  interfere  simply  to  redress  private  wrongs.     It 

418;    Gordon,    etc.,    v.    The   Win-  the  prescribed  form,   of  a  certain 

Chester   Building    and    Accumula-  proportion  of  its  members, 

ting    Fund    Association,     12  Bush  ^  See  post,   I'i  537-539-      ■^  ^^^e 

(Ky  )  no.  arose     recently    in    England,      in 

'See    Pattison    v.    The   Albany  which  certain  members  of  a  building 

Building  and  Loan  Association,  63  society  endeavored  to  obtain  a  de- 

Ga.  373;  The  Lincoln  Building  and  cree  of  dissolution  against  the  cor- 

Savings    Association,    appellee,    v.  poration,  on  the  ground  of  irregu- 

Grahani,     appellant,    7    Neb.    173;  larity  in  the  proceedings  of  organiz- 

Same  v.    Benjamin  and  Benjamin,  tion,   for  the  purpose,   later  on,  of 

appellants,  lb.  181.     And  see  post,  enforcing  the  personal  lialjility  of 

^<!  5'3i  5'6-5i7,  537-539-  trustees  who  had  acted,  it  was  sup- 

«  Except  where  the  statute  gives  po.sed,  illegally.     But  the  court  of 

the  court  the  power  to  dissolve  a  chancery  declined  to  entertain  the 

corporate   body   upon    request,    in  petition.     Glover   v.    Giles,   L.  R., 

18  Ch.  173- 
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is  not  sufficient  for  it  to  show  that  a  wroiiLi:  lias  1)ccn  done  to 
.<;onie  one  ;  the  wron^  must  appear  to  have  been  done  to 
the  people,  in  order  to  support  an  action  by  the  people  for 
its  redress, — the  State,  as  an  actor,  representing  the  whole 
people  and  a  public  interest,  and  not  merely  individuals 
and  private  rights.' 

Itiylit  oC,  :nul  (Jnuiiids  for,  A|>|M>iiihu<>iit  of  l{«'r«'ivoi-. 

^  50S.  A  temporary  administration  of  the  corporate 
franchises  may,  however,  be  assumed  by  the  courts,  upon 
the  petition  of  proper  parties  in  interest,  and  upon  a  suffi- 
cient showing  of  facts.  Where,  therefore,  it  appears  that 
the  affairs  of  a  building  association  are  managed  in  such  a 
manner  as  to  jeopardize,  beyond  a  reasonable  hope  of  re- 
covery, the  interests  of  its  members  ;  or  that  the  termina- 
tion of  the  society's  present  system  of  operations  is  neces- 
sary to  save  them  from  further  losses,  some  such  having  al- 
ready fallen  upon  them, — it  becomes  a  right  in  them  to  ap- 
ply to  the  courts  for  such  process  and  interference  as  may 
be  proper  in  the  premises.  Mismanagement  of  the  associa- 
tion's affairs  by  its  officers  will,  as  has  already  been  seen, 
give  rise,  under  certain  circumstances,  to  personal  liability 
in  them  to  the  corporation,  which,  upon  the  refusal  of  the 
society  to  enforce  it,  may  be  asserted  by  individual  mem- 
bers suing  for  the  benefit  and  protection  of  the  whole.^ 
But  where  such  mismanagement  is  going  on,  and  the  mis- 
chief ensuing  therefrom  in  its  nature  irremediable  and  con- 
tinuing, it  also  becomes  the  ground  of  an  application  for 
the  appointment  of  a  receiver,  at  the  hands  of  a  court  of 
chancery,  to  take  charge  of  the  association's  affairs  to  the 
best  advantage  of  all  parties  interested.  It  is  said,  in  Vir- 
ginia,^ that  a  court  of  equity  has  jurisdiction,  at  the  suit  ^ 
of   unredeemed  shareholders  ^  in  a  building  association,  to 

'  People  V.  Lowe,  117  N.  Y.  175;  '  Redeemed  members,  or  borrow- 

22  N.  E.  Rep.  1016,  per  Earl,  J.  ers,    in    buildinK    associations  are 

2  See  ante,  ^  194.  not,   in   Virginia,   considered   any 

3  Edelyn  v.  Pascoe,  22  Grattan,  longer  as  members.  See  White  z'. 
826.  Mechanics'    Building   Association, 

*  All  shareholders  are  to  be  made  22  Grattan,  233;  Winchester  Build- 
parties:  Cason  V.  Seldner,  77  Va.  ing  Association  v.  Gilbert,  23  Id. 
293.  787- 
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call  the  redeemed  shareholders  to  account,  enforce  pay- 
ment of  what  they  respectively  owe,  and  distribute  the  fund 
among  the  unredeemed  shareholders, — thus  embracing  the 
whole  series  of  steps  necessary  to  bring  about  the  winding 
up  of  the  concern,  by  making  the  corporation  and  its  debt- 
ors all  parties  to  one  bill.'  But,  whilst  the  right  to  appoint 
receivers,  in  proper  cases,  resides  in  the  equity  court,  by 
virtue  of  statutory  powers  conferred  upon  it  to  have  a 
visitatorial  supervision  over  corporations,  this  authority  is 
not  usually  exercised,  in  the  absence  of  express  legislative 
grant,  "  for  the  purpose  of  sequestering  the  effects  of  the 
corporation  and  closing  up  its  affairs,  but  merely  for  the 
purpose  of  using  the  franchises,  and,  through  the  manage- 
ment and  control  of  the  corporate  powers  by  the  receiver, 
to  secure  the  application  of  the  revenues  and  net  profits  of 
the  corporate  business,"  to  the  objects  entitled  to  such  pro- 
tection in  the  eyes  of  a  court  of  equity."  In  the  case  of 
building  associations,  this  will  practically,  in  most  in- 
stances, amount  to  a  dissolution.^ 

§  509.  The  interposition  of  a  court  of  equit}-,  b\'  ap- 
pointing a  receiver  for  a  building  association  and  enjoining 
its  officers  from  interfering  in  its  affairs,  at  the  suit  of 
shareholders  alleging  mismanagement,  fraud,  and  gross 
negligence  in  the  officers,  should  not  ordinarily  be  granted 
without  giving  the  association  an  opportunity  to  be  heard 
by  answer  ;  or,  if  this  cannot,  from  the  nature  of  the  case,  be 
done,  it  becomes  the  duty  of  the  complainant,  not  only  to 
show  that  he  has  an  interest  in  the  property  in  dispute,  but 
that  the  interference  of  the  court  is  absolutely  necessary  to 
preserve  it  from  loss  and  injury.'     I>nt  where  a  bill  filed  ])y 


'  The  bill  is  not,  thereby,  made 
obnoxious  to  the  objection  of  mul- 
tifariousness, but  looks  to  doing 
complete  justice  to  all  the  parties; 
Edelyn  v.  Pascoe,  ubi  supra.  But 
upon  such  a  proceedinp^,  in  taking 
the  account  of  the  redeemed  share- 
holders, interest  is  not  to  be 
charged  upon  the  interest  and 
premiums  charged  against  them  on 
the  books  of  the  association.     lb. 


See  also  Estate  of  National  Savings 
Loan  and  Building  Association, 
9  W.  N.  (Pa.)  79;  Goodrich  v. 
City  Loan  and  Building  Associa- 
tion. 54  Ga.  9S. 

'  Field,  Corp.,  iiii  4I5-4I7■ 
'  See  post,  ^i;  522,  et  seqq. 
'  Frostburg  Building  Association 
V.    Stark,  47    Md.  33S;   cit.  Bloiul- 
heim      v.      Moore,      11     Id.      365; 
Triefert       v.      Burgess,     lb.     452; 
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luciiibcrs  cliav!;ctl  the  Diricors  i)f  the  bniUHii^i;-  association 
with  g;ross  and  frandnlent  niisnianac^enient,  breach  of  by- 
laws, and  connivance  with  defanlting-  officers,  settinj^  Ibrth 
tliese  matters  specifically  :  and  averred  that  the  directors 
had  refnsed  to  take  steps  to  recover  the  amount  (hie  l)y  the 
defanltinc^  officers  ;  that  thc\'  were,  at  the  time,  doino-  busi- 
ness without  a  treasurer  anil  bonded  secretary  ;  that  the 
mismanaoement,  fraud  and  negligence  still  continued  ;  and 
that  the  building  association,  although  long  enough  in  op- 
eration to  have  redeemed  all  its  shares,  was  $24,700  in 
debt,  accompan)ing  the  bill  with  an  exhibit,  the  report  of 
a  committee  of  shareholders  appointed  to  investigate  the 
association's  affairs,  showing  that  they  could  find  no  records 
of  the  minutes  of  the  proceedings  of  the  Board  of  Direct- 
ors, but  sustaining  the  bill  in  every  respect  upon  data  se- 
cured otherwise  and  from  various  other  sources  ; — it  was 
held  that  the  court  was  justified  in  granting  the  injunction 
and  appointing  a  receiver  in  an  ex  parte  proceeding,  no 
answer  having  been  filed  by  the  building  association  deny- 
ing the  bill,  and  no  motion  being  made  by  it,  on  the 
strength  of  such  a  denial,  to  dissolve  the  injunction  and 
discharge  the  master/  A  fortiori^  if,  upon  examination 
into  the  facts  of  the  case,  these  were  found  to  sustain  the 
bill,  would  the  decree  granting  the  injunction  and  appoint- 
ing a  receiver  be  proper,  in  the  case  of  a  building  associa- 
tion as  in  that  of  other  corporations. 

§  510.  But  the  mere  allegation  that  the  building  asso- 
ciation was  without  any  responsible  officers  does  not  seem 
to  be  a  sufficient  ground  for  asking  the  interposition  of  a 
court  of  ecpiity,  even  if  coupled  with  an  averment  of  the 
society's  insolvency." 

Nusbaum   v.    Stein,     12   Md.    315;  W^.  N.  (Pa.)  11.     See  also  Hoboken 

Owen  V.   Haman,   4  H.   L.  C.  997,  Building  Association  v.  Martin,  13 

1032.  N.  J.  Kq.  428.     In  the  former  case 

'  The  Frostburg  Building  Asso-  (Gormerly  v.  Port  Richmond,  etc., 
ciation  i'.  Stark,  47  Md.  338.  The  Association)  it  seems  that  the  mem- 
building  association,  in  this  case,  her  petitioning  was  also  a  creditor, 
merely  appealed  from  the  ex  parte  and  petitioned  as  such  whilst  he  had 
decree  of  the  court  below.  an  adequate  remedy  at  law.     It  is 

"  Gormerly  v.  The  Port  Richmond  ruled  without  opinion ,  but,  it  would 

Building  and  Loan   Association,  3  seem,  correctly  upon  principle. 
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In.solveucy.     Wiiuliiig  up  by  Receiver. 

§  511.  Insolvency  does  not  ordinarily  dissolve  a  cor- 
poration.' In  general,  it  "neither  impairs  its  power  to 
manage  its  own  affairs,  nor  converts  its  property  into  a  trnst 
fund  for  the  benefit  of  its  creditors."-  It  does  not  neces- 
sarily dissolve  a  building  association.^  But  the  insolvency 
of  a  building  association  is  a  peculiar  thing.  As  intimated 
by  Ludlow,  P.  J.,^  the  number  and  extent  of  outside  cred- 
itors are  necessarily  limited.  It  would,  therefore,  be 
scarcely  conceivable  that  the  assets  of  a  building  associa- 
tion should  shrink  in  so  remarkable  a  manner  as  to  leave 
such  claimants  in  a  position  of  inability  to  reimburse  them- 
selves by  process  of  law.  No  case,  it  is  believed,  has  oc- 
curred in  which  this  was  the  ground  of  a  successful  appli- 
cation for  the  appointment  of  a  receiver.  On  the  contrary, 
it  has  been  repeatedly  asserted  by  the  courts  that  the  ap- 
plication must  proceed  from  persons  interested  and  suing 
as  members.  It  is  the  inability  of  the  building  associa- 
tion, not  to  pay  its  outside  debts  (for  that  does  not  seem  to 
have  ever  occurred,  and,  in  the  nature  of  things  can  scarcely 
be  thought  of),  but  to  satisfy  the  demands  of  its  own 
members,    that    has    been    recognized    as    an    insolvency.^ 


'  Railway  Co.  v.  Fitler,  60  Pa 
132;  Wide  V.  Jenkins,  4  Paige  (N. 
Y.),  481;  Brinkerhoff  v.  Brown,  7 
Johns.  Ch.  (N.  Y)  217;  Mickles  v. 
Rochester  Bank,  11  Paige  (N.  Y.), 
118;  Barclay  z'.  Talhnan,  4  Edw. 
Ch.  (N.  Y.;,  123;  vState  v.  State 
Bank  of  :\Iaryland,  6  Gill  and 
Johns.  (Md.)  205;  Rollins  v.  Clay, 
33  Maine,  132.  Even  insolvency 
and  assignment  of  all  the  corporate 
property  for  the  benefit  of  creditors, 
or  the  appointment  of  a  receiver, 
will  not  extinguish  the  franchise  or 
])ut  an  end  to  the  corporate  exist- 
ence: 2  Morawetz,  P.  C.,  ^  loio. 

'•^  Angell  and  Ames,  Corp  ,  'i  770, 
cit.  Pondville  Co.  v.  Clarke,  25 
Conn.  97.  But  a  sale  by  an  insol- 
vent corporation  of  its  real  estate  to 
a  stockholder  for  stock,  makes  such 
purchaser  liable  for  its  value  in  ca.sh 


to  the  corporation's  creditors.  The 
Chambersburg  Woollen  Co.  v.  The 
Chambersburg  Manufacturing  and 
Building  Association,  31  Leg.  Int. 
(Pa.)  357.  And  see  Peto  r.  Ham- 
mond, 8  Jur.,  N.  S.  550;  31  L.  J., 
Ch.  354;  30  Beav.  495. 

'  Gormerly  <'.  Port  Richmond 
Building  and  Loan  Association,  3 
W.  N.  (Pa.)  II. 

'  In  re  Assigned  Estate  National 
Savings,  Loan  and  Building  Associ- 
ation, 9  \V.  N.  (Pa.)  79. 

■'  "The  insolvency  of  such  an  in- 
stitution '\ssni generis.  There  can 
be,  strictl}-  speaking,  no  insolv- 
ency, for  the  only  creditors  are  the 
stockholders  by  virtue  of  their 
stock.  The  so-called  insolvency  is 
such  a  condition  of  the  affairs  of 
the  association  as  reduces  the  avail- 
able and  collectible  funds  below  the 
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When  that  condition  docs  arise,  it  docs  not,  of  conrsc,  pnt 
an  inuncdiate  stop  to  the  corporate  existence  of  the  associ- 
ation. The  members  may  o;o  on,  and  may,  with  additional 
time  and  some  sacrifice,  continne  the  organization  nntil  its 
losses  have  been  made  up,  its  treasury  refilled  and  its  stock 
brought  to  par.  The  jiractical  difficulties  in  the  way  of 
such  a  conise,  however,  its  tcdionsness  and  unprofitable 
character,  make  it  ordinarily  an  impossible  one.  The  bur- 
den upon  the  investing  members  would  be  greatly  in  excess 
of  anything  originally  contemplated  ;  that  upon  the  bor- 
rowing members  would  be  well-nigh  ruinous.  Hence  the 
insolvency  of  a  building  association,  leaving  no  prospect 
of  a  consummation  of  its  initial  design,  is  recognized,  if 
not  as  a  dissolution  of  it,  at  all  events  as  a  sufficient  ground 
for  the  abandonment  of  the  enterprise  and  for  proceeding 
to  wind  up  the  corporation.  In  such  case,  the  method  to 
pursue  is  by  way  of  petition  by  members  to  the  court  for 
the  appointment  of  a  receiver.  For  where,  upon  that 
ground,  the  winding  up  of  a  building  association's  affairs 
becomes  desirable,  it  has  been  said  in  Pennsylvania,  that 
the  proper  course  is  through  a  court  of  equity,  by  means  of 
a  receiver,  and  not  by  an  assignment  of  its  property,  under 
the  insolvency  laws,  to  an  assignee  for  the  benefit  of  cred- 
itors.' The  case  in  which  this  question  arose  is  peculiarly 
illustrative  of  the  difficulties  which  a  mere  assignee  would 
encounter,  and  to  which  he  might  eventually  have  to  suc- 
cumb. The  building  association  was  a  serial  one,  incor- 
porated in  1866.  It  continued  issuing  series  of  stock  until 
1878,  when,  on  Aug.  29,  by  an  almost  unanimous  vote,  an 
assignee  for  the  benefit  of  creditors  was  put  in  charge  of 
its  affairs.  Two  years  previously,  the  first  series,  declared 
full  at  $180  per  share,  had  matured,  and  part  payments  on 

level   of  the   amount   of  stock   al-  cup,  Distr.  Judge  (U.  S.  Circ.  Ct., 

ready  paid   in.     The  association  is  N.  D.  Ill  ) 

said  to  be  insolvent  when  it  cannot  '  In  re  Assigned   Estate   of  The 

pay  back   to   its  stockholders  the  National  Savings,  Loan  and  Build 

amount  of   their  actual   contribu-  ing  Association,  9  W.  N.  79.     See 

tions,  dollar  for  dollar:  "     Towle  z'.  however,  Christian's  App.,  102  Pa 

American  Building,  Loan  and  Inv.  184,  189,  that  the  same  results  may 

Sec,  61  Fed.  Rep.  446,  per  Gross-  be  accomplished  under  an  assign- 
ment for  benefit  of  creditors. 
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account  had  been  made  to  its  holders.  No  other  series  had 
matured.  Before  the  auditor,  appointed  by  the  court  to 
make  distribution  of  the  balance  appearing  from  the  as- 
signee's account  filed  to  be  in  his  hands,  appeared  (i)  the 
owners  of  shares  in  the  first  series,  who  held  orders  upon 
the  treasurer,  on  which  part  payment  had  been  made,  and 
who  claimed  the  full  value  of  the  stock  as  ascertained  at 
its  maturity  ;  (2)  withdrawing  members  who  had  given  no- 
tice prior  to  the  assignment,  some  holding  orders  upon  the 
treasurer  for  what  was  due  them,  and  all  claiming,  in  ac- 
cordance with  the  constitution  and  by-laws,  the  amount  of 
the  money  they  had  paid  in,  together  with  six  per  cent,  in- 
terest after  the  first  year ; "  (3)  the  holders  of  shares  in  the 
second  and  subsequent  series  who  had  not  given  notice  of 
withdrawal,  and  claimed  that  division  of  the  assets  should 
be  made  among  all  claimants  pro  rata.  The  latter  course 
was  adopted  by  the  auditor,  and  the  whole  matter  was 
brought  before  the  court  upon  exceptions  filed  by  the  hold- 
ers of  the  first  series,  to  his  report.  President  Judge  Lud- 
low, in  his  opinion,  said  that  a  building  association,  from 
the  nature  of  its  business  and  limited  extent  of  its  legiti- 
mate operations,  could  have  but  few  creditors  strictly  so 
called  ;  that  the  organization  is,  in  fact  and  in  law,  a  part- 
nership with  corporate  rights,  in  which  every  stockholder 
is  a  member ;  and  that,  whilst  it  may  be  true  that  every 
.stockholder  may  recover  a  judgment  against  the  corpora- 
tion when  his  right  to  receive  his  certain  share  has  become 
perfected,  and  thus  become,  in  a  sense,  a  creditor,  yet  the 
peculiar  nature  of  the  constitution  and  by-laws  of  a  build- 
ing association  clearly  indicate  that  an  assignment  for  the 
benefit  of  creditors  could  never  be  intended  to  reach  such 
creditors  as  the  members  of  a  building  a.ssociation  nnist  be, 
who  have  even  obtained  judgment  upon  their  claims.  The 
execution  of  such  a  judgment  might,  at  the  discretion  of 
the  court,  be  deferred  in  order  to  give  the  building  associa- 
tion a  reasonable  time  to  collect  money  enough  to  .satisfy 
its  withdrawing  member, — a  right  which,  as  opposed  to  an 
ordinary    creditor,    would    not    be    conceded    to    it.     The 

'  See  Pennsylvania  Act  12  April,  1859. 
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learned  judoe,  therefore,  held,  that  under  an  assio-nmcnt 
like  the  one  exeeuted  in  this  ease,  the  ereditors,  within  the 
nieaninj;  of  the  assii^nnient  laws,  were  not  those  whose 
elainis  depended  upon  a  former  nienihership  in  the  as.socia- 
tion  and  consequent  ownership  of  its  stock,  no  matter  to 
what  series  the  stock  owned  niioht  belono- ;  and  he  directed 
that  the  ueneral,  outside  creditors  of  the  association,  if 
there  be  an\-,  should  be  at  once  paid,  and  intimated,  that, 
this  ha\in<v  been  done,  upon  a  petition  in  the  usual  form 
beino-  presented,  he  wotild  order  a  reconveyance  of  the  en- 
tire property  remaininir  in  the  assif^nee's  hands  to  the 
building-  association  ;  whereupon  a  bill  in  equity  should  be 
prepared  at  the  suit  of  those  interested  in  a  final  settle- 
ment, in  which  it  should  appear  that  the  corporation  was 
insolvent,  that  its  assets  might  be  lost,  and  that  by  the  ap- 
pointment of  a  receiver  the  rights  of  all  would  be  pro- 
tected. Then,  if  the  case  be  a  proper  one  upon  the  bill, 
answers  and  proofs,  a  receiver  would  be  appointed,  by  a 
cautious  and  prudent  policy  to  wind  up  the  affairs  of  the 
concern,  and  the  assets  so  marshalled  and  distributed  by  a 
final  decree  as  to  do  justice  to  all  parties.' 

AVho  KiititltMl  to  Ask  tor  Keceiver  on  Ground  of  Insolvency. 

§  512.  Whilst  the  propriety  of  a  court  of  equity  assum- 
ing to  protect  the  interests  of  all  claimants  upon  a  build- 
ing association  which  is  shown  to  be  insolvent,  by  putting 
a  receiver  in  charge  of  its  property,  in  order  "  by  a  cautious 
and  prudent  policy  to  wind  up  the  affairs  of  the  concern," 
appears  never  to  have  been  questioned  ;  yet,  because  of 
the  peculiar  character  of  that  which  alone  constitutes  in- 
solvency in  a  building  association,  it  is  not  every  person 
having  a  demand  upon  it  who  can  have  a  standing  to 
move  the  court  to  action.  Such  standing  is  accorded  only 
to  claimants  in  the  character  and  capacity  of  stockholders. 
It  has  been  held  in  England  that  an  order  to  wind  up  a 
building  association,  wdiose  rules  do  not  give  it  express 
power  to  borrow,  may  be  obtained  upon  the  petition  of  a 
person,  who,  under   the  rules  of  the  society,  has  deposited 

'  In   re  Assigned  Estate  National      ciation,  9  W.  N.  (Pa.)  79. 
Savnngs,  Loan  and  Building  Asso- 
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money,  with  a  view  of  becoming  a  shareholder,  but,  before 
becoming  one,  has  given  proper  notice  to  withdraw  the 
money,  and  been  unable  to  obtain  it.  But  such  petition 
must  not  be  a  mere  creditor's  petition.  It  must  express  that 
the  petitioner  is  a  creditor  in  respect  of  money  advanced 
by  him  as  a  member  of  the  societ}',  which  he  has  given 
notice  to  withdraw.'  And  in  Pennsvlvania,  the  court  re- 
fused  to  take  the  action  prayed  for — viz.,  dissolution — in 
the  petition  filed  by  a  shareholder,  who  was  also  a  creditor, 
in  the  capacity  of  creditor,  although  the  building  asso- 
ciation was  insolvent  and  had  no  responsible  officers." 

§  513.  In  England,  a  petition  was  presented  by  four 
members  of  a  permanent  building  association,  whose  shares 
had  been  advanced  on  mortgage,  for  winding  up  the  so- 
ciety. One  of  the  rules  of  the  society  gave  the  trustees 
power  to  borrow  any  money  that  might  be  necessary  for 
the  purposes  of  the  society.  Under  this  power,  considerable 
sums  had  been  borrowed  on  deposit,  and  some  of  the  de- 
positors pressed  for  their  money,  which  the  society  was 
unable  to  pay  without  calling  on  its  members.  The  com- 
mittee of  the  society  had  accordingly  proposed  that  the 
business  should  be  transferred  to  another  company  and  the 
society  wound  up,  to  which  the  great  majority  of  the 
shareholders  had  agreed.  After  tlie  petition  was  presented, 
the  creditors  of  the  society  executed  a  release  to  the  peti- 
tioners from  their  debts,  and  the  committee  offered  to 
effect  a  transfer  of  their  mortgages.  It  was  held,  that,  as 
the  release  of  the  petitioners  operated  as  a  release  to  the 
whole  society,  the   petitioners  were  under  no  direct  or  in- 

'  In  re  Queen's  Benefit  Buildinj^  isfy  him.     See  ante,  i'i  11 2-1 16,  as 

Society,  4  L.  J.,Ch.   381:2   L.  T.,  to  stay  of  execution  in  similar  cases 

N.  S.  346;  19  W.  R.  597,762;  L.  R.,  in  America. 

6  Ch.  815.     And  see,  In  re  Planet  «  Gornierly  f.  Tlie  Port  Richmond 

Benefit    Building  and     Investment  Building  and   Loan    .\ssociation,  3 

Society,  L.  R,  14  Eq.  441;  41  L.J. ,  W.    N.    (Pa.)    11.     But  a  member 

Ch.  738;  20  W.  R.  935;  27  L.  T.,  N.  may   compel  settlement  of  an  ex- 

S.  638,  showing  that  a  withdrawing  i)ired     series     by    bill    in    etjiuity. 

member's   petition    for    a    winding  O'Rourke    ::   We.st    Pennsylvania 

uj)  order  under  the  statute  will  not  J<oan  and  Building  Association,  93 

be  granted  where  the  society  is  per-  Pa.  30S.     And  see  ante,  §  120,  and 

fectly  solvent,  but  retjuires  time  to  post,  §§  516-517. 
realize  on  its  assets  in  order  to  sat- 
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directed  liability  in  respect  of  the  existing  debts,  that,  the 
society  being  one  of  unlimited  liability,  and  the  rule  as  to 
borrowing  ultra  vircs^  the  insolvency  was  not  proved  ;  and 
that  the  interest  which  the  petitioners  had  in  the  profits, 
as  advanced  members,  was  not  sufficient  to  induce  the 
court  to  make  a  winding  up  order  contrary  to  the  wishes 
of  the  great  majority  of  the  other  members.  The  petition 
was,  therefore,  dismissed  without  costs.' 

Oistributioii  of  Assets  of  Insolvent  Buildinjir  Association. 

§  514.  The  principles  upon  which  distribution  of  the 
assets  of  an  insolvent  building  association  is  to  be  made, 
are  not  altogether  free  from  difficulty.  That,  as  between 
outside  creditors,  and  stockholders,  the  former  are  first  en- 
titled to  satisfaction  of  their  demands,  ahead  of  all  claims 
based  on  stock  holdings,  is  too  plain  for  discussion.-  That 
persons  who  claim  as  depositors  with  the  association  must 
rank  as  outside  creditors  where  their  character  as  depositors 
does  not  involve  that  of  members  and  is  unaffected  by  the 
incidents  of  membership,  is  equally  plain  and  has  been  ex- 
pressly decided.^  That  shareholders  may,  at  the  same 
time,  be  outside  creditors,  (general  creditors  or  depositors,) 
and  that  they  may,  therefore,  be  entitled  both  as  such 
preferentially  and  as  xwoxv^i^x^  pari  passu  with  other  stock- 
holders to  share  in  the  distribution,  cannot  be  doubted.^ 
Nor  again  is  there  any  room  for  question  that  holders  of 
prepaid  stock,  under  an  arrangement  securing  to  them  re- 
payment of  the  amount  in  excess  of  dues  actually  accrued, 
are  entitled  to  repayment  of  such  amount  in  advance  of  the 
ordinary  members,'*  or  that  holders  of  priority  or  preference 
stock  are  to  be  preferred  to  the  latter.''  Neither,  where  all 
these  demands  have  been  satisfied,  and  there  remains  a 
fund  to   be   distributed  among  the  shareholders  as  such,  is 

'  In  re  Professional,  etc.,  Benefit  ^  Criswell's  App.,  100  Pa.  488. 

Build    Soc,  L.  R.  6  Ch.  856;  25  L.  ■•  See  Pa.  cases  in  preceding  notes, 

T.,  N.  S.  397;  19  W.  R.  1 153.  and  ante,  I  254. 

*  In  re  Mutual,  etc.,  Soc.  30  Ch.  •'  Munhall  v.  Boedecker,  44   111. 

D.   434;  Christian's  App.,    104  .Pa.  App.  131. 

184;  Kisterbock's  App.,  50  id.  483;  «  Murray  f.  vScott,  9  .A.pp.  Cas.  519. 
Ass'd  Est.Nat'lS.,  L.  andB.  Ass'n, 
9  W.  N.  ( Pa. )  79. 
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it  doubtful  that  all  of  them,  including  the  borrowing  mem- 
bers, are  entitled  to  share  pro  rata  in  it.'  But  where  this 
is  not  the  case,  where  all  cannot  be  paid  in  full,  there  are 
ordinarily  several  classes  of  members  advancing  con- 
tradictory  claims  ;  to  wit,  members  who  have  given  notice 
of  withdrawal  and  the  period  of  whose  required  notice  may 
have  expired  before  the  proceedings  to  wind  up  were  in- 
stituted, and  members  who  have  given  no  such  notice, — 
and  in  serial  and  some  other  associations,  holders  of  ma- 
tured and  holders  of  unmatured  stock.  The  tendency  of 
the  English  courts,  whilst  recognizing  that  a  withdrawing 
member  is  not  a  creditor  of  the  association  in  the  ordinary 
sense  of  the  word,  has  been  to  allow  them  a  preference  sup- 
posed to  be  based  in  the  rules  of  the  society  over  those  who 
have  given  no  withdrawal  notice.  Thus,  where  the  rules 
directed  that  members  might  withdraw  the  sums  subscribed 
by  them  "  provided  the  funds  permit,"  it  was  decided  that 
such  of  the  members  as  had  given  notices  sufficiently  early 
for  the  time  required  by  the  rule  to  have  expired  before  the 
winding  up  must  be  paid  before  the  others.  The  question 
was  said  to  depend  principalh'  on  the  construction  of  the 
rules.  It  had  been  argued  that  they  were  only  made  for 
carrying  on  a  going  concern,  and  were  not  applicable  in 
the  winding-up.  But  that  was,  in  fact,  calling  on  the 
court,  so  soon  as  a  proceeding  in  the  winding-up  came  be- 
fore it,  to  tlirow  the  rules  under  the  table.  As  well  might 
one  contend  in  a  case  of  partnership  that  because  the 
articles  were  made  for  a  going  concern  they  were  not  ap- 
plicable in  a  dissolution.  The  question  was,  what  were  the 
rights  by  contract  between  the  joint  members  with  regard 
to  the  property  existing  before  the  winding-u])  ?  They 
must  be  treated  in  the  same  way  after  the  winding-up  as 
before.  It  was  unnecessary  to  decide  whether  the  with- 
drawing members  were  creditors  or  not,  or  whether  they 
ceased  to  be  members.-  Thc\-  were  not  creditors  in  tlie 
same  sense  as  the  outside  creditors,  no  dcnil^l.      lint  assnni- 

'  Seibel  v.  Victoria  Building  As-      see  Teople  v.  Lowe,  117  N.  Y    175; 
sociatioii,    43    Ohio  St.    371.     And       22  N.  V..  Rep.  1016. 

'  See  ante,  S§  i"9-'  'o. 
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incr  that  thcv  still  renuiiiied  niciiibcrs  as  between  them- 
selves  and  those  who  gave  no  notice  of  withdrawal,  it  was 
said  there  was  an  agreement  that  those  who  gave  notice 
should  be  paid  out  of  a  particular  fund,  and  that  its  ex- 
istence was  a  condition  precedent  to  their  being  paid,  and 
that  as  that  particular  fund  did  not  exist  before  the  wind- 
ing-up they  were  no  more  entitled  than  those  who  had  not 
o-iven   notice.     It   was  said  that  the  fund  must  be  money 

o 

ready  to  be  handed  over, — cash  in  the  bank.  It  was  im- 
possible to  construe  the  words  "  provided  the  funds  per- 
mit," so  strictly.  They  meant  provided  there  was  money 
to  pay  without  making  calls,  and  the  rule  meant  that  those 
who  had  given  notice  should  be  paid  before  others.  That 
was  the  agreement  between  the  members  expressed  in  the 
rules.  Accordingly  the  withdrawing  members  were  allowed 
priority  over  their  fellows  who  had  not  withdrawn,'  A 
qualification  of  this  rule  introduced  by  later  decisions  denies 
preference  to  withdrawing  members  whose  notices  are  given 
when  the  insolvency  of  a  society  has  become  known  to  exist," 
or  after  the  winding-up  has  begun.^  It  must,  however,  be 
evident  that,  regarding  the  provisions  for  withdrawal  as  a 
contract  between  the  members,  there  is  no  reason  for  de- 
claring it  abrogated  any  more  by  the  fact  that  insolvency 
had  become  known  or  that  proceedings  in  consequence  of 
insolvency  had  been  begun  when  the  notice  was  given, 
than  by  the  fact  that  insolvency  exists  when  the  notice  is 
to  become  effectual  by  entitling  the  party  to  be  paid.  It 
has  been  held  to  be  competent  for  members  of  a  building 
society  in  England,  by  an  instrument  of  dissolution,  to  vary 

'  In  re  Blackburn  and  District  the  true  construction  of  the  rules- 
Benefit  Building  Society  (C.  A.)  48  as  to  withdrawals  gave  no  priority 
L.  T.  Rep,  X.  S.  T34.  vSee  also  In  to  withdrawing  members  over 
re  Norwich  and  Suffolk  Provident  those  who  had  given  no  notice  to 
Building  Soc,  ex  parte  Rackham,  withdraw,  and  that  the  assets  must 
45  L.  J.,  Ch.  D.  785;  Barnard  z:  be  divided  ratably  amongst  the 
Tomson,  [1894]  i  Ch.  374;  Walton  menibers  in  proportion  to  the  sums 
V.  Edge,  10  App.  Cas.  33;  Brownlie  paid  on  their  shares  (whether  paid 
V.  Russel,  8  id.  235. — In  re  AlHance  in  advance  or  not. ) 
Society,  49  L.  T.  Rep.,  N.  S.  73.  2  In  re  Sunderland,  etc..  Building 
which,  though  not  strictly  a  build-  Soc,  24  Q.  B.  D.  394;  Kemp  v. 
ing  society,  was  in  many  respects  Wright,  [1894]  2  Ch.  462. 
constituted  like  one,  it  was  held  that  ^  Brownlie  v.  Russel,  supra. 
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the  rights  of  members  under  the  rules  by  a  provision  in  the 
instrument  that  members  who  have  given  notice  of  with- 
drawal shall  have  no  preference  or  priority  over  members 
who  have  not  given  such  notice.'  Yet,  if  the  right  of  the 
former  to  be  paid  preferentially  was  a  contract  right  and 
absolute,  how  could  it  be  taken  away  from  them  by  the  act 
of  the  others  after  it  had  become  vested  ?  -  The  truth  is 
that  there  is  implied,  in  the  very  essence  of  the  building 
association  scheme,  an  agreement  between  the  members  of 
every  association,  in  the  light  of  which  all  other  agree- 
ments, and  all  rules  and  by-laws,  must  be  read,  and  to 
which  they  must  be  conformed  :  and  that  is  the  agreement 
that  all  burdens  shall  be  equally  borne,  as  well  as  all 
profits  equally  shared, — that  the  whole  enterprise  shall  be 
conducted  and  the  rights  and  obligations  of  the  participants 
in  it  shall  be  adjusted  upon  a  basis  of  strict  mutuality, 
equality  and  fairness.  To  permit  one  member,  or  one  set 
of  members  to  be  paid  in  full  at  the  expense  of  others  who 
get  less  is  not  to  carry  out  that  scheme  or  agreement,  unless 
there  is  something  which  gives  the  former  an  equity 
superior  to  the  latter,  whereby  they  have  a  better  and 
stronger  claim  upon  the  property  of  the  association. 
Where  one  has  subscribed  to  and  paid  up  stock  upon  a  dis- 
tinct  understanding  that  it  is  to  be  preferred  over  that  of 
others  who  have  paid  less,  there  is  such  a  superior  equity. 
But  there  is  nothing  in  the  mere  fact  that  one  has  given  a 
certain  number  of  days'  notice  that  he  wants  his  money, 
whereby  he  is,  ipso  facto^  invested  with  an  equity  to  re- 
ceive it  superior  to  that  of  one  who  has  not  given  such 
notice.  There  is,  therefore,  nothing  to  counterbalance, 
much  less  to  outweigh,  the  inequitableness  of  permitting 
him  to  take  the  fund  belonging  to  his  fellows  in  order  to 
pay  himself.  The  true  rule  upon  this  subject  is  undoubt- 
edly that  laid  down  by  the  vSupreme  Court  of  Pennsylvania  : 

'  Kemp  V.    Wright,  [1894I   2  Ch.  testified    by    their  sij^natures,    aiul 

462.     The  Act  of  1874   (37  and  38  setting   forth,    inter  alia,  "the  in- 

Vic. ),  \  32,  permits  dissolution  by  tended  appropriation  or  division  of 

an    instrument    signed    by     three-  the   funds  and  ])roperty  of  the  so- 

fourths  of  the  members  holding  not  ciety. " 

less  than  two-thirds  of  the  stock,  *  See  ante,  \\  109-II0. 


5o6  Tine  LAW  OP  BUILDING  ASSOCIATIONS.     [CH.   XVIII. 

''  When  a  buildiny^  association  has  failed  to  fnlfiU  the  ob- 
ject of  its  creation  and  has  lieconie  hopelessly  insolvent.  .  . 
after  expenses  incident  to  the  administration  of  its  assets 
are  dedncted,  the  j^eneral  creditors,  if  any,  shonld  be  first 
paid  in  fnll,  and  the  residue  of  the  fund  should  be  dis- 
tributed, pro  rata,  anion^^:-  those  whose  claims  are  based 
upon  stock  of  the  association,  whether  they  have  with- 
drawn and  hold  orders  for  the  withdrawal  value  thereof,  or 
not.  Both  classes  are  equally  meritorious,  and  in  marshall- 
iui^  the  assets  neither  is  entitled  to  priority  over  the  othejr. 
The  claims  of  each  are  alike  based  upon  their  relation  to 
the  association  as  members  thereof."  '  It  is  but  a  logical 
carrying-  out  of  this  principle,  that,  in  cases  of  insolvency 
of  associations  in  which  a  question  of  distribution  can  arise 
between  holders  of  matured  and  holders  of  unmatured 
.stock, — c.  g.^  in  a  serial  association, — no  preference  is  to  be 
accorded  to  the  former,  but  both  cla.sses  are  to  share  pro 
rata  in  what  is  left  after  satisfying  outside  creditors,^  other 
preferred  claimants  being  out  of  the  way.  In  short,  the 
order  prescribed  by  the  by-laws  of  a  building  association 
for  the  payment  of  money  out  of  its  treasury  to  the  differ- 
ent classes  of  holders  of  ordinary  stock  in  the  regular  course 
of  its  business,  does  not  apply  to  the  distribution  of  its 
assets  when  insolvent ;  ^  and  neither  would  that  order 
apply,  in  such  cases,  to  the  payment  of  different  individuals 
in  the  same  class  of  preferred  stock.  The  basis  of  the  dis- 
tribution, in  such  cases,  is  not  the  rule  of  the  association 
expressed  in  its  by-laws,  standing  alone,  but  the  supreme 
rule  of  equality  and  mutuality,  and  the  controlling  inquiry 
is  the  amount  paid  in  by  the  member,^  not  the  date  of  the 
issue  of  his  stock  nor  that  of  its  maturity  or  of  any  notice 
to  withdraw. 

§  515.  Wherever,    therefore,   a   member   appears    as  a 
claimant  upon  the  estate  of  an  insolvent  building  associa- 

'  Christian's  App.,   102    Pa.    184,       drew  as  active  members  of  the  as- 
189,  per  Sterrett,  J., — the  qualifica-      sociation. 

tion  being  that  withdrawing  mem-  2  Qj-i<5^,gll'j5  App.,  100  Pa.  488. 

bers   are    not    to  be    affected  with  ^  Ibid. 

losses    incurred    after    they  with-  ■•  See  Seibel  v.  Victoria  Building 

Association,  43  Ohio  St.  371. 
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tion,  upon  the  ground   of  his  stock-interest,   he  is  to  be 
treated  as   a  member  and  not  as  a  creditor.     Where  he  ap- 
pears  as  a  claimant  on  account  of  a  transaction  outside  of 
and   not  involving  his  membership,  he  is  ordinarily  to  be 
treated   as  a  creditor  only  as  to  such  demand,  and  his  rela- 
tion to  the  society  is  lost  sight  of.     And  it  makes  no  differ- 
ence  if  the  capacity  of  director  be    joined   with   that   of 
member  or    creditor,   where  the  individual  has  not  been 
guilty  of  any  fraud  or  culpability  in  bringing  about  the  in- 
solvency.    But,  if  he   has  been  instrumental  in   bringing 
about  the  wreck,  he  will  be  postponed,  even  in  his  capacity 
as  creditor,  to  all  the  innocent  members.     So,  one  who  was 
a  director  of  a   building  association,  long  insolvent  by  de- 
claring dividends  out   of  the   capital,  with  his  knowledge 
and  participation,  is  not  entitled  to  receive  from  the  estate 
of  the  corporation,  in   the   hands  of  an  assignee,  any  part 
of  a  loan  made  by  him  to  the  corporation,  to  pay  a  divi- 
dend fraudulently  declared,  until  the  stockholders  are  fully 
paid.     ''  The  question  is   not  whether  he  might  have  en- 
forced his  demand  against  the  corporation,  if  it  were  solv- 
ent, but  he  here   seeks  to   have  satisfaction  out  of  a  fund 
which   belongs  to  the  stockholders,  whose  interest  he  has 
betrayed.     The  corporation  is  insolvent,  and  some  one  must 
lose.     Shall  it   be  the  innocent  stockholders,  or  the  guilty 
participant  in  the  fraud  which  caused  the  insolvency?     It 
is  not  a  mere  set-off",  or  a  counter-claim  by  reason  of  simple 
liability  of  the  corporation,  but  it  is  a  claim  to  come  in  on 
the  remnant  of  the  corporate  effects,  constituting  a  fund  to 
be  distributed  justly  upon   the  evidence.     He  assisted  by 
fraud   to  reduce  the  association  to  insolvency,  and  thereby 
to   bring  the  wreck   of  its  fortunes  into  distribution,  and 
now  he  seeks   to  put  in  his  hand,  and  withdraw  from  this 
fund  the  very  money  he  gave  to  carry  out  the  fraud.   Every 
principle  of  justice  requires  him  to  be  postponed  until  the 
stockholders,  whom    he  defrauded,  are  satisfied.     Nor  can 
we   see  that  the  difference  of  time  in  making  the  deposits, 
which   created  the  stockholders  depositors,  changes  the  re- 
sult."    The  question  whether  the  members  claiming  to  be 
preferred  to  him  had  ever  received  any  benefit  in  the  shape 
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of  dividends,  or  not,  is  immaterial,  as  affcctino-  their  rio-ht 
to  be  preferred.  He  has  no  merit  to  demand  an  investiga- 
tion and  analysis  of  the  relations  of  the  prior  and  snbse- 
qnent  stockholders,  so  as  to  distribnte  the  money  with  a 
view  to,  and  the  effect  of,  eqnalizino-  the  varions  claims. 
These  dividends  are  no  compensation  for  the  frand  which 
continued  for  months,  and  ended  in  the  ruin  of  the  associa- 
tion. Even  if  he  were  claiming  the  identical  money  he 
had  put  in,  the  principle  that,  "  if  one  unlawfully  mixes 
his  goods  with  mine,  so  that  I  cannot  distinguish  his,  he 
must  suffer,  not  I,''  would  debar  him.  But  his  claim  is  to 
take  out  of  the  whole  estate  a  debt  which  he,  as  trustee 
and  guardian  of  the  stockholders'  interests,  contracted  with 
himself.  It  would  be  most  difficult  to  settle  the  equities 
of  prior  and  subsequent  stockholders  as  they  existed  at  the 
time  the  assignment  was  made.  Nor  will  the  court  at- 
tempt so  to  do,  but  will  postpone  his  claim  until  all  the 
stockholders,  without  respect  to  the  time  of  their  becoming 
such,  are  fully  satisfied.' 

Kiglit  of  Members  to  Ask  Interposition  of  (Jourt  to  Wind 
np  Society  When  Shares  at  Par. 

§  516.  A  case,  peculiar  to  building  associations,  upon 
the  occurrence  of  which  its  members  have  a  standing  in  a 
court  of  equity,  in  asking  for  the  appointment  of  a  receiver 
for  the  purpose  of  winding  up  the  affairs  of  the  associa- 
tion or  series  arises,  where,  in  point  of  fact,  the  time  has 
arrived  when  the  shares,  owing  to  the  past  accumulations 
of  the  business,  are  worth  the  stipulated  par  value  fixed  by 
the  charter.  Theoretically,  the  moment  that  time  arrives, 
the  societ}-,  if  a  terminating  one,  ceases  to  exist  as  a  busi- 
ness-doing corporation,  or  for  any  purpose  except  that  of 
settling  its  accounts;"  or,  if  a  serial  one,  the  series  to 
which  the  stock  belongs  is  at  once  wound  up.  But  there 
may  be  grave  difficulties  in  the  way  of  recognizing  the  ex- 
act period  when  this   consummation   takes  place,  and   of 

'  Kisterbock's  App.  (In  re  Estate  «  Hagerman  v.  The  Ohio  Building 

of  the  Premium  Loan  Association),       and   Savings   Association,  25  Ohio 
51  Pa.  483.  St.  186.     Ante,  ii  498. 
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making  it  appear  to  general  satisfaction  that  it  has  been 
accomplished.'  The  precise  amount  and  species  of  the  so- 
ciety's investments  are,  as  a  rule,  known  only  to  the  offi- 
cers, and  the  value  of  the  assets,  whether  in  real  or  personal 
estate,  is  at  all  times  variable  within  a  considerable  margin. 
The  annual  valuation  of  the  shares,  oftentimes  required  by 
statute,  furnishes  a  guide  only  to  a  certain  degree  of  ac- 
curacy in  the  computation.  A  member,  therefore,  who  has 
reason  to  believe  that  the  time  for  winding-up  is  at  hand, 
has  no  resort  but  a  court  of  equity  in  order  to  establish  the 
fact,  and  compel  settlement  by  the  officers  to  whose  discre- 
tion and  judgment  the  matter  is  ordinarily  left.  The  right 
to  invoke  such  aid  has  been  expressly  asserted,-  repeat- 
edly recognized,^  and  never  denied,  as  residing  in  a 
member. 

§  517.  But  this  is  a  right  which  is  conceded  to  none 
but  members.  Where  a  borrower,  therefore,  from  a  build- 
ing a.ssociation,  who,  up  to  the  time  of  taking  the  loan, 
had  been  a  member,  but,  by  the  terms  of  his  contract,  had 
ceased  to  be  such,  and  become  merely  a  debtor  for  a  fixed 
sum  repayable  by  installments  until  they  amounted  to  that 
sum  ;  and,  believing  that  the  period  had  arrived  when  the 
shares  could  be  paid  out  by  the  society  at  their  par  value, 
but  that  the  officers  were  redeeming  certain  shares  at  such 
a  rate  as  to  delay  the  time  of  his  discharge,  presented  his 
bill  for  an  injunction  upon  the  officers  of  the  society,  the 
appointment  of  a  receiver  and  winding  up  of  the  concern, 
the  bill  was  properly  dismissed.'  Being  simply  a  debtor, 
bound  to  pay  a  certain  amount  of  money,  he  could  not  be 
discharged  until  that  was  paid,  and  as  he  had  ceased  to  be  a 


'  See  ante,  <(ii  loo-ioi. 

*  Anier  i:  T'nion  RuiUling  and 
Loan  Association,  ( N".  J.)  24  Atl. 
Rep.  552. 

^  See  O'Rourke  :•  West  I'ennsyl- 
vania  Loan  and  Buildinj^  Associa- 
tion, 93  Pa.  308;  Tyrrell  Ivoan  and 
Ruildinj^  Association  r.  Haley,  139 
id.  477;  Bowker  v.  Mill  River  Loan 
I'und  Association,  7  Allen  (Mass.), 
100;  Lister   v.  Log  Cabin  Building 


.Association,  3S  Md.  115;  North 
Hudson  Mut.  Building  and  Loan 
.Association  r.  First  Nat.  Bank, 
( Wis. )  47  N.  W.  Rep.  300;  1 1  L.  R. 
A.  845;  Edelyn  :■.  Pascoe,  22  Grat- 
tan  (Va. ),  8'26;  Cason  r,  Seldner, 
77  Va  293  All  members  must  be 
made  parties:  ibid. 

'  Bowker  z'.  Mill  River  Loan  l-uinl 
.Association,  7  Allen  (Mass.),  100. 
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nicinlK'V,  the  ccMilinuaiice  of  the  society  for  a  {greater  or  lesser 
time  was  not  a  matter  wherein  he  could  have  anv  interest.' 


I'Miiaiicial  Coiiditioii  \vliirli  iimst  lu-  Sliowii  to  l<]xis(.    IVIort- 
.najios  oi'  >l«>ml)ors  uoi  Assets  for  Winding'  Up. 

§518.  An  application  looking  towards  a  compulsorv 
winding  up  of  the  society,  on  the  ground  of  the  accom- 
plishment of  its  objects,  must  show  that  the  assets  of  the 
building  association  are  sufficient  to  pay,  over  and  above 
all  losses  and  expenses,  and  after  cancellation  of  the  ad- 
vanced members'  securities,  to  every  unadvanced  member 
the  par  value  of  his  shares,  according  to  the  original 
scheme."  In  ascertaining  the  sufficiency  of  the  corporate 
assets  for  this  purpose,  it  is  clear  and  lias  been  expressly 
decided  that  the  mortgages  held  against  advanced  members 
must  not  be  counted  as  assets.^  This  rule  applies  equally 
whether  the  mortgages  be  given  merely  for  the  payment  of 
installments,  etc.,  or  for  the  payment,  absolutely,  of  a 
definite  sum  of  money  ;  whether  the  term  of  the  encum- 
brance be  co-extensive  with  that  of  the  building  association, 
or  limited  to  any  period  short  of  the  same.  There  is  no 
loan  that  may  be  legitimately  made  by  the  building  asso- 
ciation and  properly  called  a  building  association  loan, 
which,  no  matter  what  are  its  formal  reservations  designed 
for  convenience  and  safety  in  any  emergency,  is  not  in- 
tended to  run  over  the  entire  course  of  the  society's  exist- 
ence.^    These  mortgages  cannot,   therefore,  be   treated   as 


'  lb. 

2  Lister  v.  The  Log  Cabin  Build- 
ing Association,  38  Md.  115;  and 
see  ante,  §§  456-458.  In  Tyrrell 
Loan  and  Building  Association  z'. 
Haley,  163  Pa.  301,  it  was  held  that, 
in  a  serial  association,  the  proper 
way  to  ascertain  the  value  of  any 
particular  share  at  a  given  time  is 
to  add  to  the  amount  paid  on  the 
share  a  proportion  of  the  profits 
ascertained  by  dividing  the  annual 
profits  among  all  of  the  shares  in 
proportion   to  the  amount  paid  on 


each  share;  and  that,  where  the  as- 
sociation used  and  adopted  a  differ- 
ent plan  for  many  years,  a  stock- 
liolder,  failing  to  object,  was  not 
estopped  from  requiring  a  change 
in  the  method  of  ascertaining  the 
value  of  the  shares  to  the  proper 
method  as  above  stated, — Fell,  J., 
diss. 

3  Lister  z-.  The  Log  Cabin  Build- 
ing Association,  iidi  st/pfa. 

■"  See  ante,  ^iJ  333-335.  436,  et 
seqq. 
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assets,  to  be  calculated  and  applied,  with  the  sums  from  the 
net  revenues,  to  the  satisfaction  of  the  claims  of  the  unpaid 
shareholders.     They  cannot  be  used  for  that  purpose,  nor 
has  the  building  association  any  authority  to  collect  and 
apply  the  mone^-s  secured  by  these  mortgages,  to  the  liqui- 
dation of  the  claims  of  the  unpaid  members.     Whilst  they 
exist  and  are  of  binding  efficacy,  they  are  only  a  source  of 
revenue,  and  as  such   constitute  an  efficient   part  of  the 
productive  assets  of    the    building   association.     But    the 
profits  which  enable  it  to  pa\'  to  the  shareholders  who  are 
unadvanced    the   full   value  of    their  shares,   also  operate 
to    discharge    the    mortgagors.       When    the    former   are 
ready     to     be     paid,     the    latter    are    read\-     to    be    re- 
leased ;    but    the  payment    of    the    one,    and    the    release 
of  the   other,  depend   upon   the  sufficiency  of  the  general 
revenues  and   assets  of  the  concern,  outside  and   beyond 
these  members'  mortgages.     Thus,  if  the  stock  of  a  build- 
ing association  consist  of  looo  shares  at  $200  each,  and  500 
shares  have  been  advanced  or  prepaid,  the  building  asso- 
ciation holding,  from  the  owners  or  borrowers,  securities  to 
the    nominal    amount    of  $100,000    therefor,  so  that   the 
amount  necessary  to  wind  up,  over  all  expenses,  losses,  etc., 
would  be  $100,000, — supposing  the  amount  of  cash  in  the 
treasury,  or  of  securities  and  investments  representing  cash, 
to  be,  in   addition  to  the  above  securities,  worth  $50,000, 
after  deduction  of  all  losses,  expenses,  etc.:  then  the  assets 
of  the  concern,  for  distribution,  or   winding   up,  in   such 
case,  would  not  be  $150,000,  but  merely  $50,000.     These 
$50,000  would  represent  (i)  all   the  gains,  by  premiums, 
forfeitures,  investments,  etc.,  made  by  the  building  associa- 
tion  during  its  operation  ;  (2)  all  the  interest  paid  by  bor- 
rowing, or  advanced  members ;  (3)  all  the  payments  made 
by  them  (so  far  as  not  reloaned  to  members)  on  account  of 
the   principal   of  their  advancements,  or  applicable  to  it ; 
(4)  all  the  stock-payments  b>'  non-borrowers,  not  devoted  to 
the  advancemeut   of  other   members  (/.  e.,  in  thr  light  of 
the  winding-up  situation,  to  the  redemption  of  stock) — in 
fact   the  sum  total  of  the  available  a.ssets.     The  securities, 
nominally  aggregating   $100,000,   held   against  members, 
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nnisl  lie,  if  the  buildinii"  association  is  ready  to  be  wound 
up,  not  collected,  hut  cancelled.  They  are  not  assets  for 
the  purpose  of  reali/iui^  on  ihcui,  uiereh-  for  that  of  de- 
rivinir  revenue  from  them  whilst  the  buildin<j  association 
is  ruunino;.  When  the  time  for  wiudino-  uj)  is  at  hand, 
their  function  is  to  wipe  out  the  corresponding-  amount  of 
stock,  upon  which  they  have  been  taken.  The  balance  of 
the  stock  constitutes  the  building  association's  liabilities,' 
tooether  with  other  debts  and  expenses,  and  whatever  other 
securities  or  cash  may  be  in  the  treasury,  together  with  the 
real  estate  owmed  by  the  society,^  represent  the  assets  which 
are  to  be  counted  on  as  available  for  the  payment  of  the 
uuadvanced  stock,  and  extinguishment  of  other  liabilities 
of  the  building  association.^ 

Kttect  of  Kxpiratioii  oi"  Charter  upon  Corporate  Powers. 

§  519.  When  a  building  association  has  reached  that 
period  in  its  history,  when,  according  to  the  provisions  of 
its  charter,  it  is  wound  up  ;  that  is  to  say,  when  its  accumu- 
lated assets  have  arrived  at  the  aggregate  amount  necessary 
to  pay  to  each  uuadvanced  member  the  full  fixed  value  of 
the  shares  he  holds,  after  paying  all  outstanding  liabilities 
of  the  association,  and  cancelling  the  obligations  given  by 
advanced  members,  it  ceases,  ipso  facto  ^  to  be  a  corporation, 
except  for  the  purposes  of  winding  up  its  affairs.^  It  no 
longer  possesses,  apart  from  legislative  permission,  the  ca- 
pacity to  institute  or  maintain  a  suit  in  its  corporate  name,"^ 


'  See  ante,  {;  511. 

*  As  against  the  association,  the 
value  of  its  real  estate  may  be 
fairly  estimated  at  the  price  paid 
for  it  at  auction  sale  ;  if  its  value  be 
greater,  it  may  be  shown  :  Burns 
V.  ^Metropolitan  Building  Associa- 
tion, 2  Mackey  (D,  C.)  7. 

'  See  Lister  v.  Log  Cabin  Build- 
ing Association,  38  Md.  115. 

••  Hagennan  v.  The  Ohio  Building 
and  Savings  Association,  25  Ohio 
St.  186;  Laurel  Run  Building  Asso- 
ciation V.  Sperring,  106  Pa.  334. 


5  Cooper  V.  Oriental  Savings  and 
Loan  Association,  100  Pa.  402; 
Building  Association  v.  Anderson, 
7  Phila.  (Pa.)  106.  A  building  as- 
sociation which  was  virtually  dis- 
solved by  assigning  all  its  unpaid 
loan  and  paying  off  all  its  stock- 
holders was  held  incapable  of 
further  prosecuting  a  pending  ac- 
tion on  a  bond  so  assigned  after 
action  brought:  Van  Pelt  v.  Home 
Building  and  Loan  Association,  87 
Ga.  370;  13  S.  E.  Rep.  574. 
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and  a  judgment  rendered  against  it  in  a  pending  action,'  or 
an  attachment  issued  against  it,"  is  void. 

§  520.  The  statutes  under  which  these  associations  are 
incorporated  sometimes  contain  a  provision  empowering 
the  building  association  about  to  be  wound  up  to  elect 
officers,  to  be  charged  with  the  duty  of  winding  up  the 
concern,  or  casting  that  burden  upon  the  officers  last  elected 
or  their  survivors,  and  giving  the  building  association,  or 
those  charged  with  the  settlement  of  its  affairs,  the  right 
to  carry  on  litigation  already  instituted,  and  to  bring  and 
maintain  suits  in  the  corporate  name  on  all  judgmeuts, 
bonds,  mortgages,  notes,  or  other  evidences  of  indebtedness 
or  obligations  due  the  corporation,  or  for  monthly  dues,  in- 
terest, or  any  demand  owing  to  it,  and  proceed  to  judgment 
and  execution,  notwithstanding  the  expiration  of  the  char- 
ter, and  to  sell  and  make  title  to  any  real  estate  of  which 
the  association  was  seized,  and  which  remained  upon  its 
hands  undisposed  of  at  the  time  of  the  charter's  expira- 
tion. Indeed,  a  statute  authorizing  such  corporations  gen- 
erally, themselves,  though  expired  for  all  other  purposes,  to 
continue  to  act  as  a  corporation  for  the  collection  of  its  de- 
mands and  settlement  of  its  affairs  is  not  in  conflict  with  a 
constitutional  prohibition  against  enactments  creating,  re- 
newing or  extending  the  charter  of  more  than  one  corpor- 
ation.^ But,  in  the  absence  of  any  such  statutory  provis- 
ions, the  general  powers  of  supervision  and  control  with 
which  courts  of  equity  are  invested  in  respect  of  corpora- 
tions, afford  a  safe  and  perfect  means  of  doing  justice  to 
all  parties  by  the  appointment  of  a  receiver  ;  even  inde- 
pendently of  the  expedient  which  building  associations 
have  it  in  their  own  hands  to  adopt,  of  conveying  to  trust- 
ees all  their  assets,  before  dis.solution,  for  the  benefit  of 
members  and  creditors  in  interest. 

'  Sturgis  V.  Drew,  5  N.  Y.  W.  Dig.  attorney  executed  by  tlie  officers  of 

95.  a  building  association  after  expira- 

2  F.  and  M.  Bank  v.  Little,  S  \V.  tion  of  its  charter  to  carry  on  suits 

and  S   (Pa. )  207.  already  brought,  is  sufficient:  Build- 

^  Cooper  V.  Oriental  Savings  and  ing  .\ssociation  v.  Beyer,  17  Phila. 

Loan    Association,    100     Pa.     402.  (Pa. )  314. 
Under  such  a  statute  a  warrant  of 
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Siibsi.stiuij-  Liabilities  of  Society. 

^  521.  Whatever  liabilities  the  society  has  lawfully  in- 
curred are,  of  course,  protected  upon  dissolution.'  A  niort- 
gao^e  given  by  a  building  association  will  not  be  avoided  by 
the  subsequent  expiration  of  the  society,  where  the  latter 
transferred  its  property  to  the  hands  of  an  assignee,  or  trustee, 
abandoning  its  corporate  existence.  Such  an  assignee 
may  defend  in  an  action  upon  the  mortgage,  but  he  will 
not  be  permitted  to  set  up  the  dissolution  of  the  society  by 
expiration  of  its  charter  as  a  defence  to  the  same.  If  the 
mortgagee  in  such  a  case  entered  on  the  land,  and  the  terre- 
tenant  were,  as  the  general  assignee  of  the  building  associa- 
tion, to  ask  relief  from  chancery,  it  would  not  be  granted 
except  upon  the  terms  of  payment  of  the  principal  and 
interest  of  the  debt  in  full.  It  follows  conversely  that  the 
mortirag-ee  would  be  entitled  to  a  decree  of  sale  and  fore- 
closure  against  the  terre-tenant.'  Where  the  land  is  granted 
subject  to  a  mortgage,  the  grantee  stands  in  the  shoes  of 
the  grantor,  and  is,  to  the  extent  of  his  interest  in  the  land, 
primarily  liable  for  the  payment  of  the  mortgage  debt. 
Hence  it  does  not  lie  in  his  mouth  to  object  that  the  mort- 
gage was  executed  by  a  body  corporate  that  has  ceased  to 
exist.  Such  a  defence  would,  if  necessary,  be  restrained 
by  injunction.^  But  a  judgment  rendered  in  an  action 
against  a  corporation,  which  has,  pending  the  action,  be- 
come dissolved  by  expiration  of  its  charter,  is  void,  unless 
the  action  has  been  continued  against  the  proper  parties.' 


'  See  Field,  Corp.,  ^  491-492,  and  in  the  thinjj^,  as  distinguished  from 

cases  there  cited;  2   Morawetz,  P.  the   thing   itself,   and  the  grantee 

C  ?  1035.  stands  in  no   better  position  than 

-  See  Kisterbock  v.  Building  As-  the  grantor, 
sociation,  7  Phila.  (Pa.)  185.     It  is  •'  Kisterbock  v.  Building  Associa- 
there  said,  that,  this  equity  being  tion,   udi  supra.     It  is   intimated, 
indisputable,    there    is    no   reason  however,   that  the   case   of  a   pur- 
why  it  should  not  be  enforced  in  a  chaser  who  had  paid  full  value  for 
■proceeding  of  scire  facias  sur  mo7i-  the  land,  irrespectively  and  with- 
gage,  where,  as  in  Pennsylvania,  it  out  making  account   of  the  mort- 
supplies,  under  the  stat;:te,  the  pro-  gage,  might  be  a  different  one. 
ceeding   in  equity.     It  differs  from  •"  Sturgis   v.    Drew,    5  N.  Y.   W. 
a  proceeding  in  rem  only  in  being  Dig.  95,  and  ante,  \\  519-520. 
against  the  title  of  the  mortgagor 
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Wliut  is  Eqiiivjileiit  to  a  Dissolution  of  Biiihliug  Associa- 
tion. 

§  522.  It  is  manifest,  that,  when  the  affairs  of  a  build- 
ing association  have  reached  such  a  state  that  it  is  obvi- 
ously impossible  for  it  to  continue  its  operations  with  anv 
prospect  of  achieving  the  purposes  for  the  accomplishment 
of  which  it  was  incorporated,  and  when,  because  of  that 
impossibility,  its  property  is  distributed  among  its  creditors 
and  members,  it  is,  so  far  as  the  latter  are  concerned,  to  all 
practical  intents,  dissolved.  The  effects  of  dissolution  are 
accordingly  attributed  to  a  hopeless  insolvency  of  the  as- 
sociation accompanied  by  a  transfer  of  its  property  for  dis- 
tribution to  a  receiver  '  or  assignee  for  benefit  of  creditors,^ 
as  well  as  to  an  abandonment  by  mutual  consent  of  the 
original  purposes  of  the  incorporation,^  or  by  withdrawal 
of  an  integral  portion  of  the  membership,  taking  their 
money  with  them  and  crippling  the  association  so  as  to 
make  its  further  successful  operation  impossible.^ 

Eflfect  of  Dissolution   or  its  K<iuivalent  uixm  Mcnibership 
Duties  and  IJorrowers'  Obligations. 

§  523.  A  dissolution,  strictly  speaking,  of  the  associa- 
tion, of  course,  at  once  putting  an  end  to  all  its  corporate 
business,  terminates  the  liability  of  members  to  continue 
the  prescribed  regular  stock-payments.  Where  that  disso- 
lution occurs  in  the  contemplated  course  of  events,  no  seri- 
ous question  can  arise  as  to  its  effect  upon  the  rights  or 
duties  of  any  class  of  members.  But  where  it  occurs  pre- 
maturely, the  case  is  different.  For  the  purposes  of  discus- 
sion of  the  questions  then  arising,  no  distinction  need  be 
made  between  a  dissolution  properly  and  technically  so- 
called,  and  one  practically  resulting  from  the  agreement  of 
members  or  the  insolvency  of  the  association.  In  every 
case,  the  effect  upon  the  members  is  to  stop  at  once  any 

'The    Peter's   Building   .\ssocia-  '  Criswell's   App.,    100    Pa.    4.S8; 

tion  No.  5  V.  Jaecksch,  51  Md.  198;  Christian's  App.,  102  Pa.  184. 

Hampstead  Building  Association  v.  ^  Goodrich     v.    City     Loan    and 

King,     58    Md.     279;     Strohen    v.  Building  A.s.sociation,  54  Ga.  98. 

Franklin  Saving  I'und    and    Loan  '  Windsor     an<l     .Xpplegarth    v. 

Association,  115  Pa.  273,  8  Atl.  Rep.  Bandel,  40  Md.  172;   14  .A.nier.  Law 

843,  6  Centr.   Rep.  739;  Rogers  v.  Reg.,  N.  S.  250. 
Hargo,  (Tenn.)  20  5.  W.  Rep.  430. 
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liability  for  further  rco^ular  stock-payments.'     And  this  ap- 
plies equally  whether  such  nieuibers  be  merely  investors  or 
also  borrowers.     "  The   liability   to   pay  monthly  dues,  or 
fines,  or   interest   on    the  amount  advanced,  cannot  extend 
beyond  the  existence  of  the  association."-     And  the  reason 
is    ol)vious.     The   advance  made  to   the  member  by   the 
buildino-  association   is  not  a   naked  loan  of  money,  to  be 
returned  dollar   for  dollar.-'     Part  of  the  consideration  of 
the   contract  which  the  borrower  entered  into  upon  receiv- 
ing- the  advance,  was  the  interest  he  retained  as  a  member 
in   the  accumulations  of  its  business,  and  the  prospect,  by 
means  of  this  interest,  to  be  enabled,  not  only  to  lay  by, 
through  a  long  period  of  time,  small  sums  towards  the  day 
of  repayment,  but  also   to   enjoy,  during   that  period,  the 
profits  wdiich   such  small   sums  would,  when  the  course  of 
the  society  was  completed,  have  earned,  making  his  credit 
sufficient  in  bulk   to  be  set  off  against  his  liability  to  the 
association  and  extinguish  the  same.     The  length  of  time 
thus  allowed  him  for  the  extinguishment  of  his  debt,  and 
the  additions  with  the  aid  of  which  his  periodical  pay- 
ments, by  being  constantly  employed    in   producing  reve- 
nues, (these  revenues   again  being  invested,  and  so  on,  ad 
infinitum^  would  swell  to  the  sum  total  of  his  obligations 
to   the   society, — are  material  elements   in  preventing  his 
undertaking  as  to  premiums,  fines,  etc.,  from   proving  ex- 
tremely oppressive,    if  not    ruinous.*     The    mode    of  pay- 
ment, in   other  words,  is  an  essential  part  of  the  contract. 
The  dissolution  of  the  building  association  necessarily  puts 
an   end,  not   only  to   its  capacity  to  receive,  from   time  to 
time,  his    small  payments,   but   also   to   the   possibility  of 
their  being  turned  to  account,  for  his  benefit,  by  means  of 

'  Cason   V.    Seldner,    77  Va.  293;  ^  See  ante,  W  326-337,  354-357- 

Hinman   z'.  Ryan,  3  Ohio  Circ.  Ct.  "  Strohen     v.    Franklin     vSaving 

529;  Blakeley  v.   El  Paso  Building  Fund   and    Loan    Association,    115 

and  Loan   Association,   (Tex.    Civ.  Pa.   273  (279),  iS  Atl.  Rep.  843,  16 

App. )  26  S.  W.  Rep.  292.  Centr.  Rep.  739;  Low  Street  Build- 

2  Cook    V.    Kent,    105   Mass.    246  ing   Association,  No.  6   v.  Zucker 

(cit.    in   support,    Bowker   v.    Mill  48  Md.  448. 
River    Loan    Fund  Association,  7 
.Allen  (Mass.),  100). 
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the  system  of  investment  and  reinvestment  peculiar  to  the 
building  association  scheme.'  The  main  feature  which  has 
made  his  undertaking  bearable,  and  in  reliance  upon  which 
he  has  been  induced  to  assume  its  obligations,  is  thus  taken 
away,  and  it  follows  as  an  inevitable  consequence  that  he 
cannot  be  held  to  its  precise  terms.  His  duty  to  make 
regular  stock-payments,  a  duty  incident  to  membership 
only,  ceases  ;  for  the  stock  itself  is  destroyed,  there  being 
no  longer  a  corporation  as  whose  stock  it  can  figure,  and 
the  membership  dies  with  the  corporation.  So  far  as  the 
mortgage  was  given  to  ensure  the  performance  of  this 
membership  duty,  the  obligation  is  abrogated  by  the  de- 
struction of  the  stock  and  the  society.  The  imposition  of 
fines,  a  species  of  liquidated  damages,  due  the  society, 
under  its  system  of  mutuality,  for  the  neglect  of  a  mem- 
bership duty,"  must  of  necessity  fall  away  when  the  mem- 
bership is  gone  ;  when  there  is  none  who  can  justly  claim 
the  damages  ;  and  when  their  exaction  would  be  nothing 
more  nor  less  than  the  enforcement  of  penalties  not  coun- 
tenanced by  the  law.^  The  agreement  to  pay  a  premium 
for  the  loan,  justified  upon  the  basis  of  strict  mutuality, 
and  bearable  by  reason  of  the  length  of  time  allowed  for 
its  liquidation,  and  by  the  fact  that  it  would,  according  to 
the  status  and  intent  of  the  contract  when  entered  into,  be 
in  part  made  up  by  profits  upon  the  stock-payments  and 
interest  discharged  by  the  borrower  during  the  projected 
continuance  of  the  association,  as  well  as  by  similar  pay- 
ments made  by  other  borrowers  during  the  like  period,  and 
the  gains  and  accumulations  of  the  entire  corporate  busi- 
ness to  the  day  of  its  contemplated  termination, — must, 
when  that  mutuality  is  taken  away,  and  all  the  other  ele- 
ments embraced  in  the   terms  of  its  assumption  removed, 

'  See  Waverly  Mut.,  etc.,  Build-  and    the    assurance    of    obtaining 

ing   Association   v.    Buck,   64  Md.  these   advantages  operates  as   the 

338:     "It     must    be     remembered  impelling   motive    for    contracting 

that   few  persons  become  menil>ers  the   obligations   imposed    in    each 

of  building  associations  solely   for  case." 

the  purpose  of  obtaining  loans  of  "  See  ante,  ?,{  412-.}!.}. 

money.     There  are  other  iinjjortant  '  See  ibid, 
advantages  had  in  contemplation, 
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fail  for  want  of  a  proper  consideration  :  at  least,  it  fails  in 
part.'  The  dnty  of  the  borrower  as  a  member  ratably  to 
contribnte  to  the  debts  and  losses  of  the  corporation,  re- 
mains.- That  arises  on  considerations  independent  of  those 
relating  to  his  indebtedness  ;  bnt,  as  has  been  seen,^  it  is 
enforceable  nnder  and  by  means  of  the  obligation  given  by 
him  as  a  debtor.  In  endeavoring  to  formnlate  a  rnle  which 
shall  do  exact  jnstice  to  all  the  parties,  in  view  of  the  con- 
siderations stated,  the  conrts  have  not  arrived  at  altogether 
uniform  results.  On  one  point,  there  seems  to  be  a  gen- 
eral consensus,  although  the  distinct  enunciation  of  the 
principle  is  only  of  very  recent  date  :  it  is  this,  that,  upon 
premature  dissolution  of  the  association,  the  advanced 
members  may  be  compelled  to  pay  forthwith  the  balances 
due  from  them  on  their  securities,  although  the  latter  be 
given  in  terms  only  for  the  payment  of  installments.*  Just 

sociation,  and  that  it  should  term- 
inate in  the  regular  course  and 
mode  as  provided  in  the  articles  of 
association.     It    was   only    in    that 


>  Strohen  v.  Franklin  S  F.  and 
L.  Association,  itdi  siiprcj;  Towle 
V.  American  Building,  Loan  and 
Inv.  Soc,  6i  Fed.  Rep.  446,  448. 

'  It  is,  of  course,  improper,  to 
charge  the  advanced  members  with 
the  making  up  of  losses  for  the 
benefit  of  the  unadvanced.  See 
People  V.  Lowe,  117  N.  Y.  175;  22 
N.  E.  Rep.  1016 ;  Low  Street 
Building  Association,  No.  6  v. 
Zucker,  48  Md.  448  (454).  In  the 
latter  case,  Alvey,  J.,  says:  "As 
to  the  charge  made  .  .  .  for  losses 
sustained  by  the  association,  and 
apportioned  to  each  share  of  the 
stock,  by  estimation,  we  can  per- 
ceive no  warrant  for  it.  The  cove- 
nant in  the  mortgage  does  not  jus- 
tify it  in  terms,  nor  does  it  author- 
ize the  charge  by  any  fair  implica- 
tion. The  covenant  is  to  pay 
weekly  dues  and  fines  until  such 
time  as  the  association  might  have 
a  sufficient  fund  to  pay  all  the  hold- 
ers of  unredeemed  shares  of  stock, 
the  [par  value  thereof,]  clear  of  all 
losses  and  liabilities.  This,  of 
course,  contemplated  the  continued 
existence  and  operation  of  the  as- 


event  that  the  mortgagors  could  be 
required,  by  the  terms  of  this  cove- 
nant, to  contribute  to  losses  and  li- 
abilities of  the  association,  and  then 
only  by  the  prolonged  or  extended 
payment  of  the  weekly  dues.  Losses 
by  the  association  are  chargeable, 
by  virtue  of  this  covenant,  and  in 
no  other  way."  It  is  quite  clear 
that,  in  such  a  case,  whatever  losses 
or  liabilities  may  be  chargeable 
against  the  society  must  be  made 
good  out  of  its  assets:  if  these  are 
insuflicient,  the  duty  of  contribu- 
tion reaches  all  members,  as  such, 
equally,  whether  they  be  borrowers 
or   investors.      See   ante  ^^  77,  79, 

83- 

■'  Ante,  ?^  79-80. 

*  Kemp  V.  Wright,  [1S94]  2  Ch. 
462,  per  Kekewich,  J.  The  .same 
opinion  was  indicated  in  Brownlie 
2'.  Rus.sell,  8  App.  Cas.  235.  It  is 
stated  in  Towle  v.  American  Build- 
ing, Loan  and  Inv.  Soc,  61  Fed. 
Rep.  446,   447  as  within  the  power 
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how  those  balances  are  to  be  made  up,  however,  is  a  ques- 
tion upon  which  there  has  been  a  diversity  of  opinion.  In 
one  class  of  decisions,  it  has  been  declared  that  the  bor- 
rower is  to  be  charged  only  with  the  amount  he  has  actu- 
ally received  with  legal  interest,  and  credited  with  all  his 
payments,  upon  stock  and  interest,  upon  the  principle  of 
partial  payments.'  This  doctrine  is  illustrated,  in  theory 
and  application,  in  a  series  of  cases  in  which  it  has  been 
recognized,  some  of  which  may  be  given  as  typical  of  the 
rest. 

§  524.  Thus,  in  a  case  arising  in  Massachusetts,  a  build- 
ing association,  duly  incorporated,  was  governed  by  articles 
of  association  which  provided,  inter  alia^  that  borrowers 
should  upon  receiving  their  advancements  cease  to  be 
members,  but  give  bond  and  mortgage  for  the  payment, 
besides  interest  monthly,  and  fines,  of  the  sum  advanced, 
namely,  monthly  dues,  "  to  be  applied  in  liquidation  of  the 
principal  sum  ;  "  '  that  a  borrower  might  redeem  before  dis- 
solution of  the  society  upon  application  to,  and  approval 
by,  the  officers  ;  that  neither  interest  nor  fines  should  be 
deducted  in  computing  the  amount  due  on  the  mortgage  ; 
that  the  entries  in  the  books  of  the  secretary  should  be 
prima  facie  evidence  against  any  member,  but  that  an  ap- 
peal might  be  had  to  a  meeting  of  the  association,  of 
which  twenty-five  should  be  a  quorum  ;  and  for  the  election, 
duties,  and  removal  of  officers.  The  secretary  of  the  asso- 
ciation  purchased   and  took  assignments  to  himself  of  all 


of  a  court  of  equity  charged  with 
the  settlement  of  the  society's  af- 
fairs. Practically,  it  is  acted  upon 
in  Strohen  v.  Franklin  S.  F.  and 
L.  Association,  115  Pa.  273,  and  a 
multitude  of  other  cases. 

'  See  Cook  v.  Kent,  105  Mass. 
246  (cit.  Bowker  v.  Mill  River  Loan 
Fund  Association,  7  Allen  (Mass.), 
100);  Windsor  and  Applegarth  i'. 
Bandel,  40  Md.  172;  14  Anier.  Law 
Reg.,  N.  S.  250;  Tlie  City  Loan  and 
Building  Association  of  Augusta 
V.  Goodrich,  4S  Ga.  445;  The 
Low   Street    Building    Association 


No.  6  :'.  Zucker,  4S  Md.  448;  The 
Peter's  Building  Association  No.  5 
('.  Jaecksch,  51  Md.  198;  Hanip- 
stead  Building  Association  e'.  King, 
58  Md.  279;  Waverly  Mut.,  etc., 
Building  Association  v.  Buck,  64 
Md.  3,VS. 

*  Thus  giving  them  a  .share  in  the 
workings  of  the  concern.  Besides, 
cerl.nn  limited  attributes  of  mem- 
bership were  reserveil  tf)  borrowers 
{as  see  fiassim).  The  principle,  if 
correct,  applies  1)  foiiioi'i,  where 
till-  iiiriiibcrship  continues  in  loto. 
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the  bonds,  mortgages,  and  assets  of  the  association,  and  of 
all  the  nnredeenied  shares.  This,  it  was  held,  amounted 
to  a  complete  suspension,  if  not  a  final  dissolution,  of  the 
society  as  a  corporation  by  the  unanimous  consent  of  all 
its  members,  and  the  liability  to  pay  monthly  dues,  or 
fines,  or  interest  on  the  amount  advanced  ceased  with  it. 
There  being  no  longer  a  quorum  of  members  necessary  to 
the  transaction  of  any  business  ;  no  possibility  of  appealing 
to  a  meeting;  of  the  association  from  the  entries  of  the 
secretary,  by  the  rules  made  prima  facie  evidence  against 
members  ;  no  meetings  for  the  election  or  removal  of 
officers  to  whom  the  borrower  might  apply  for  the  re- 
demption of  his  land  from  the  mortgage,  nor  for  any  other 
corporate  object  or  purpose, — it  would  be  most  inequitable 
to  oblige  one  party,  or  those  holding,  by  assignment,  his 
interest,  to  continue  to  make  the  payments  required  of  him 
by  his  contract,  while  the  other  party  had  incapacitated  it- 
self from  carrying  out  the  provisions  made  in  the  same  con- 
tract for  ascertaining  the  extent  of  the  mutual  obligations 
of  the  parties,  and  for  securing  the  performance  thereof  on 
its  own  part.  It  was,  therefore,  held  that  the  liability  to 
pay  monthly  dues  and  fines  ceased  upon  the  day  of  the  as- 
signment to  the  secretary,  and  that  an  advanced  member 
was  entitled  to  redeem  his  mortgage  upon  payment  of  the 
amount  due  thereon,  with  interest,  to  the  time  of  such 
assignment.' 

§  525.  The  rule  is  more  clearly  laid  down  in  a  case  de- 
cided in  Maryland.  A  building  association  had  become 
prematurely  dissolved  by  the  withdrawal  of  members  taking 
their  money  with  them,  and  to  such  a  degree  crippling  the 
society  as  to  make  its  further  continuance  a  matter  of  im- 
possibility,— a  case  of  dissolution,  in  effect,  by  the  loss  of 
an  integral  portion  of  its  membership,  causing  a  breach 
which  could  not  be  repaired.-  Upon  foreclosure  of  the 
mortgages  held  by  the  building  association  against  mem- 
bers whose  shares  of  stock  had  been  redeemed  by  loans  or 

'Cook   V.   Kent,    105   Mass.  246;       Fund  Association,  7  Allen  (Mass. ), 
cit.    Bowker   v.    Mill    River   Loan       100. 

2  See  ante,  \'i  496-497. 
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advancements,  the  rule  for  determining  the  true  amount 
due  under  them  was  said  to  be,  to  allow  not  only  for  the 
sums  paid  by  them  as  periodical  dues,  but  also  for  what 
they  had  paid  as  interest  ;  while  they  were  to  be  charged 
with  interest  at  the  legal  rate  per  annum  on  the  sums  ad- 
vanced by  the  building  association,  and  so,  from  time  to 
time,  on  the  balance  of  such  sums,  after  deducting  there- 
from the  moneys  paid  by  them  for  periodical  dues  in  in- 
terest. On  the  payment  of  the  balance  due  on  the  mort- 
o-aees,  thev  were  to  be  released.  "  Bv  the  dissolution  of 
the  society  before  the  period  originally  contemplated  and 
the  alteration  of  the  articles,  their  contract  is  at  an  end.  It 
is  impossible  for  them  to  perform  the  covenants  contained 
in  their  mortgages,  and  they  are  entitled  to  have  them  re- 
leased upon  payment  of  the  sum  justh-  due."  ' 

§  526.  Again,  the  stockholders  of  a  building  association 
agreed  unanimously,  at  a  period  long  antecedent  to  the 
time,  when,  by  the  rules  of  the  company,  it  would  clcse,  to 
cease  operations  and  settle  their  mutual  relations  on 
principles  of  equity.  At  the  same  meeting  a  majority  of 
the  stockholders  adopted,  by  a  vote,  a  scheme  of  settle- 
ment, which  repudiated  as  a  basis  the  rule  of  crediting 
each  stockholder  with  his  payments,  and  legal  interest 
thereon,  and  charging  him  with  the  receipts  and  legal  in- 
terest, but  was  based  upon  an  arljitrary  compromise  of  tlic 
assumed  rights  of  the  borrowers  and  non-borrowers,  under 
the  charter,  in  its  ordinary  workings.  A  large  minorit>'  of 
the  stockholders  protested  against  this  scheme,  and  filed  a 
bill  in  equity,  seeking  to  enjoin  the  officers  of  the  corpo- 
ration from  carrying  out  said  scheme,  and  praying  that  the 
rights  of  the  parties  should  be  ascertained  and  the  assets 
disposed  of  by  the  court  on  principles  of  equity,  which,  the 
bill  claimed,  simply  required  each  stockholder  to  ])c 
credited  with  his  payments  and  legal  interest,  and  charged 
with  his  receipts  and  legal  interest.  It  was  hrld,  llial, 
even  though  the  rules  of  the  compaiu  uiukr  the  charter 
were  not  obnoxious  to  tlie  laws  against  usury,  still,  as  by 

'  Windsor  and  Applegartlw.  Ban-       Reg.,  N.  S.  250. 
del,    40   Md.    172;    14   .\tner.    Law 
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comiuoii  consent  it  was  agreed  that  the  company  was  now 
to  wind  np,  and  as  the  contracts  of  the  parties  miist^  there- 
fore^ of  }iecessitv  be  set  aside^  and  the  ritles  of  the  charter 
di'srei^arded,  it  was  not  competent  for  the  majority  to  adopt 
a  scheme  repndiating  the  rate  of  interest  prescribed  by  law 
between  persons  having  money  dealings  with  each  other, 
and  that,  therefore,  the  injnnction  mnst  be  granted  ;  which 
mnst,  however,  not  hinder  the  collection  of  debts  dne  by 
the  stockholders  who  had  forfeited  their  shares  before  the 
date  of  the  agreement.  "  The  cardinal  rule  for  settlement 
will  then  be,  to  charge  each  stockholder  with  his  receipts, 
and  interest  on  them  from  the  time  of  receipt,  and  to 
credit  him  with  his  payments  and  interest  from  the  date  of 
the  same,  and  to  divide  the  assets,  after  allowing  for  ex- 
penses, losses,  etc.  And  it  is  the  dnty  of  the  chancellor  to 
take  such  order  as  will  ensure  the  speedy  payment  of  the 
balances  due,  and  the  collection  of  all  the  assets  according 
to  the  rights  of  the  parties  in  each  case.'  And  stockholders, 
who  have  received  more  than  their  proper  share,  may  be 
compelled  to  refund," — and  should  be  made  defendants  in  a 
bill  to  wind  up,  etc.^ 

§  527.  An  altogether  similar  case  is  presented,  where  a 
building  association  has  become  incompetent  to  perform  its 
obligations  to  its  shareholders,  by  reason  of  insolvency,  and 
its  affairs  have  actually  been  placed  in  the  hands  of 
receivers,  with  no  remaining  prospect  that  the  building  as- 
sociation will  ever  resume  its  former  operations.  In  such 
a  case,  a  shareholder  who  has  obtained  an  advance  on  his 
shares  of  stock,  on  a  mortgage  which  is  sought  to  be  fore- 
closed, is  not  liable  to  be  charged  for  periodical  dues  and  fines, 
accruing  subsequently  to  the  receiver's  appointment,  as  if  the 
association   were  continuing  in  business  and  would  be  able 

'  The   City   Loan    and    Building  the  society  had  resolved  to  wind  up 

Association    v.    (Goodrich,    48  Ga.  the   affairs   of    the   association,   to 

4_^5.  take   stock   in   a  new  one,  and  to 

2  Goodrich     v.    The    City    Loan  transfer  payments  to  it,  etc.     This 

and  Building  Association,  54  Id.  98.  was   treated  as   a  dissolution,  and 

Substantially  similar  is  the  case  of  the  rule   in    Windsor   and   Apple- 

WaverlyMut.,  etc..  Building  Asso-  garth  v.  Handel,  supra,  applied, 
ciation  v.  Buck,  64  Md.  338,  where 
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to   discharge  its  obligations   towards  him  during  its  prob- 
able duration.'     "  Part,"  says  the  court,-  "  of  the  consider- 
ation to  the  shareholder  for  the  discount  or  redemption  of 
his  shares  by  the  association,  at  their  then  fixed  value,  was 
the  mode  and  time  of  payment.     In  such  cases  as  this,  the 
contract,  as  between  the  association  and  the  shareholder  re- 
ceiving the  advance,  assumes  this  form  : — The  association 
proposes  to  sell   to   the  shareholder  the  right  of  presently 
receiving  the  fixed  value  of  the  shares,  upon  being  allowed 
a  certain   deduction  from  the  amount,  commonly  called  a 
bonus,  it  being,  in  fact,  a  deduction  made  at  the  time,^  and 
the  shares  thus  discounted  or  redeemed  are  to  be  paid  for 
by   the  continuance   of  the  subscription  and  payment  of 
periodical  dues,  and  fines,   if  any   incurred,  until  the   re- 
quired amount  shall   be   raised   to  pay  each  unredeemed 
shareholder  the  fixed  value  of  his  shares  in  full.  .   .   .  Thus 
it  is  that  the  [periodical]  payments  constitute  the  purchase 
money  which   the   shareholder  is  required  to  pay  for  what 
he  has  received  in  advance,  or  anticipation  of  the  time  for 
the  redemption  of  all  the  shares  ;  and  it  is  for  the  security 
and  ultimate  payment  of  these  [periodical]  dues,  and  fines, 
that  the   mortgage  is  given.     The  supposed  benefit  of  the 
contract  to  the  mortgagor  consists  mainly  of  the  length  of 
time  and  gradual  manner  in  which  payments  are  required 
to   be  made.     He  is  not  in  the  position  of  an  ordinary  bor- 
rower of  money  ;  he  remains  a  member  of  the  association, 
subject  to  its  constitution  and  by-laws  ;  and  in  taking  the 
advance  on  his  shares,  he  is  only  allowed  to  anticipate,  for 
a  premium  or  bonus,  the  final  redemption  of  all  the  shares, 
when   the  funds   realized  may  be  sufficient  to  pay  on  each 
unredeemed  share  [the  fixed  value  of  the  same  in  full]  over 
and  above  all  losses  and  liabilities.     Such  being  the  nature 
of  the  contract,  and   the  relation  of  the  mortgagors  to  the 
association,  the  facts,  which  are  undisputed,  that  the  asso- 

I  Tlie    Low  Street  lUiildiiij^  .-\sso-  socialion    N''>   (^   :■    /lu-k.-r,  iihi   sit- 

ciation    No.    6    r.    Zucker,  48  .Md.  />ra. 

448;  The  Peter's  Building  Associa-  ■'  Tliis   is,    as  has  l)eeii  seen,  not 

tion    No,   5    I'.    Jaecksch,    51     Md.  accurate  (see  ante,  ^i  400-402),  hut 

jqJ^  the  inaccuracy  in  nowise  affects  the 

«  The   Low   Street    Building   As-  pre.seiit  (juestion. 
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ciatioii    is   insolvent,  its   alhiiis   in    the  luinds  of  receivers, 
with   no   prospect   of  ever  resuming  its  former  operations, 
and  with  not  the  slightest  chance  of  its  ever  being  able  to 
pav    to   the   holders  of  the   unredeemed   shares   the  fixed 
value  .  .  .  per  share,  become  most  material  in  determining 
the  rights  of  the  mortgagors.      From  these  facts,  it  is  mani- 
fest that  the  event  will  never  occur,  even  if  the  corporation 
is   not   actually  dissolved,  when  the  mortgagors,  according 
to  the  tenns  of  the  covenant,  could  be  released  from  the  pay- 
ment of  the  [periodical]  dues,  or  from  the  risk  of  incurring 
fines  and  forfeitures  for  non-payment.     The  circumstances 
of  the  association,  therefore,  and  its  inability  to  carry  out  in 
good  faith  the  contract  with  the  mortgagors,  must  termin- 
ate    the     contract    as    originally    contemplated,    and    the 
parties   must   occupy  the  same   position  that   they   would 
occupy  if  the  association  were  dissolved."  '     For,  "  it  is  not 
a  suspension,  but,  so  far  as  the  borrower  is  concerned,  a  dis- 
solution." '^ 

§  528.  Whilst  accepting  much  of  the  reasoning  upon 
which  the  decisions  in  the  cases  reviewed  in  the  preceding 
sections  are  based,  the  conclusions  reached  by  them  have 
been  in  part  rejected  by  the  courts  of  Pennsylvania  and 
Tennessee.  In  the  former  state,  where  a  building  associa- 
tion had  become  insolvent  and  gone  in  to  the  hands  of  a 
receiver,  who  sued  a  borrowing  member  upon  his  mortgage, 
it  was  said  :  "  It  is  clear  that  the  business  of  the  associa- 
tion ceased  with  the  appointment  of  a  receiver.  Nothing 
remained  but  liquidation.  The  receiver  had  no  authority 
to  collect  dues  maturing  after  his  appointment,  for  that 
would  be  to  continue  the  association  instead  of  winding  it 
up.  Under  such  circumstances,  was  the  company  entitled 
to  recover,  in  this  suit,  the  full  amount  of  the  mortgage 
with  interest  ?  If  so,  the  defendant  will  be  placed  in  a 
much  worse   position  than  the  non-borrowing  stockholder. 

'  The  Low  street  Building  Asso-  King,  58  Md.    279.     Windsor  and 

ciation  No.  6    v.   Zucker,  48  Md.  Applegarth   v.    Bandel    {supra)    is 

448.  followed   as  to  the  computation  of 

*  The    Peter's  Building  Associa-  the  amount  properly  due  upon  the 

tion  No.  5  V.  Jaecksch,  51  Md.  198;  mortgages. 
Hampstead  Building  .\ssociation  v. 
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The  latter  loses  only  what  he  has  paid  in  on  his  stock, 
while  the  defendant  loses  in  addition  the  $2268  which  he 
bid  as  the  premium.  In  view  of  the  failure  of  the  com- 
pany, the  consideration  or  inducement  for  giving  this  large 
premium  has  failed,  or  at  least  has  failed  in  part.  That 
consideration  was  the  mode  of  payment,  being  in  small 
sums  month!}',  and  his  participation  in  the  profits  resulting 
from  premiums,  fines  and  other  sources.  It  is  plain  to  see 
that,  if  other  members  purchase  loans  at  a  premium,  be  the 
same  large  or  small,  he  participates  in  those  profits,  in  the 
event  of  the  solvency  of  the  company  and  its  winding  up 
in  the  usual  manner,  while  he  is  deprived  of  such  partici- 
pation by  insolvency  and  a  failure  to  carry  out  the  object 
of  its  formation.  .  .  .  The  insolvency  of  the  company,  as 
before  observed,  puts  an  end  to  its  operations  as  a  building 
association  ;  to  a  certain  extent,  it  also  ends  the  contract 
between  it  and  its  members  respectively,  and  nothing  re- 
mains but  to  wind  it  up  in  such  a  manner  as  to  do  equity 
to  creditors,  and  between  the  members  themselves.  As  re- 
gards the  latter,  care  should  be  taken  to  adjust  the  burdens 
equally,  and  not  to  throw  upon  either  borrowers  or  non- 
borrowers  more  than  their  respective  share.  That  result 
may  be  reached  by  requiring  the  borrower  to  repay  what 
he  actually  received  with  interest.  He  would  then  be  en- 
titled, after  the  debts  of  the  corporation  are  paid,  to  a/;7? 
rata  dividend  with  the  non-borrower  for  what  he  has  paid 
upon  his  stock.  He  will  thus  be  obliged  to  pay  his  proper 
share  of  the  losses.  To  allow  him  to  credit  upon  his 
mortgage  his  payments  on  his  stock  would  enable  him  to 
escape  responsibility  for  his  share  of  the  losses,  and  throw 
them  wholly  upon  the  non-borrowers.  In  other  words,  the 
borrower  would  escape  without  loss.  It  will  not  do  to  ad- 
minister the  affairs  of  an  insolvent  corporation  in  this  man- 
ner. ...  In  our  view  of  the  case,  the  plaintiff  [building 
a.ssociation]  was  entitled  to  judf^ment,  but  not  for  the 
amount  for  which  it  was  entered  [the  full  face  of  the  mort- 
gage, including  premium  bid,  and  interest  upon  the  whole]. 
The  damages  should  be  assessed  by  charging  the  defend- 
ant with   the  sum  actually  received  on  his  mortgage,  with 
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interest  for  the  same,  and  ereditino-  him  with  all  actnal 
pavments  of  interest.  Knt  his  payments  upon  his  stock 
are  not  to  be  credited  on  the  mort^^age  as  payments  of  either 
principal  or  interest.'' '  This  conchision  is  adopted  in 
Tennessee." 

§  529.  One  difFerino;  from  either  of  the  above  was 
reached  b>  the  railed  States  Circnit  Conrt  of  the 
Northern  District  of  Illinois.^  "The  qnestion  .  .  .  re- 
dnces  itself  to  one  of  simple  eqnity  and  fair  play.  The  in- 
abilitv  of  the  association  to  proceed  to  its  expected  termin- 
ation by  reason  of  the  impairment  of  its  collectible  loans  is 
attribntable  alike  to  each  stockholder.  The  officers  of  the 
association  are  their  agents,  and  the  resnlts  of  their  invest- 
ments are  alike  the  fortnne  or  misfortnne  of  each  stock- 
holder, whether  it  be  borrower  or  non-borrower.  When  a 
condition  thns  bronght  abont  jnstifies  a  conrt  of  eqnity  in 
peremptorily  terminating  the  career  of  the  association,  the 
adjnstment  shonld  be  made  as  near  upon  the  line  of  what 
would  take  place  if  the  association  lived  out  its  life  as  pos- 
sible. I  can  think  of  no  fairer  rule  than  to  regard  the 
normal  life  of  the  association  as  eight  years,  and  to  look 
upon  each  year  short  of  that  period  as  an  aliquot  portion 
thereof.  This  would  give  the  borrower  credit  for  such 
premium  as  the  number  of  years,  or  fractional  parts  thereof, 
unlived  by  the  association,  bear  to  the  whole  period  of  its 
normal  life  of  eight  years.  To  that  extent  the  premium  is 
unearned  ;  for  the  period  already  past  it  has  been  earned. 
It  is  true  that  the  borrower  might  not  have  bid  the  pre- 
mium if  he  had  foreseen  the  premature  death  of  the  asso- 
ciation ;  but  neither  would  his  fellow  stockholders,  with  a 
like  foreknowledge,  have  contributed  their  installments. 
The  misfortune  of  the  one  is  not  greater  than  that  of  the 
other.  If  the  borrower  were  to  be  credited  with  the  entire 
premium,  the  taking  of  possession  of  the  assets  by  a  court 
of  equity  would   immediately  reduce  the  already  impaired 

'  Strohen     Z'.    Franklin     Saving  ^  Rogers  ?'.  Hargo,  20  vS.  W.  Rep. 

Fund   and    Loan   Association,    115       430. 

Pa.    273;  8  Atl.  Rep.  843;  6  Centr,  ^  Xowle  v.  Amer.  Building,  Loan 

Rep.  739,  per  Paxson,  J.  and  Investment  Soc,  61  Fed.  Rep. 

446,  per  Grosscup,  D.  J. 
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assets  by  the  amount  of  the  aggregate  premiums.  It  might 
easily  be  that  the  inter\'ention  of  equity  near  the  close  of 
the  eight  years  wOuld,  under  such  circumstances,  be  a  posi- 
tive boom  to  the  borrower,  by  incidentally  deducting  from 
the  loan  a  large  percentage  of  the  principal.  The  tempta- 
tion and  uncertaint\-  thus  introduced  ought,  if  possible,  to 
be  averted." ' 

§  530.  Finally,  there  is  one  decision  which  deserves 
to  be  noticed  and  to  the  reasoning  in  which  all  that  has 
been  argued,  discussed  and  adjudicated  upon  this  sub- 
ject would  appear  to  be  idle  and  irrelevant.  The  case 
arose  in  Kansas.  The  articles  of  a  building  association 
provided,  that,  if  tlie  interest  be  allowed  to  remain  unpaid 
for  more  than  four  months,  the  directors  shall  compel  pay- 
ment of  principal  and  interest.  A  borrower,  being  a  mem- 
ber in  the  association,  executed  his  note  to  it,  in  the  shape 
of  an  ordinary  promissory  note  of  $3000,  payable  at  a 
certain  date,  with  interest,  and  secured  this  note  by  mort- 
gage reciting  the  note,  and  drawn  as  an  ordinary  mortgage, 
and  conveyed  shares  of  stock  to  the  association.  In  a  suit 
by  the  building  association  against  the  borrowing  member, 
the  court  ignored  the  premium,  and  rendered  judgment  in 

'  In  Hinman  z:  Ryan,  3  Ohio  til  payment  of  the  balances  due 
Circ.  Ct.  529,  it  was  held,  that,  thereon  after  deductinj^  their  re- 
pending  dissolution,  no  more  dues  spective  shares  of  the  assets,  nor 
were  payable  except  under  an  order  were  creditor  members  entitled  to 
of  court, — that  the  receiver  could  be  paid  in  full.  The  case,  liowever, 
not  assign  any  mortgages  held  by  did  not  turn  upon  the  question  un- 
the  association, — that  the  same  der  discussion,  and  is  i)erhaps  not 
continued  to  draw  interest,  payable  valuable  as  throwing  light  upon  it. 
monthly,  and  recoverable  by  the  —In  Goggin  z:  Kelly,  (Tex.  Civ. 
receiver,  it  not  appearing  that,  App. )  25  S.  W.  Rep.  1 133,  it  was 
without  it,  there  were  sufficient  as-  held,  that,  where  a  building  associa- 
sets  to  equalize  the  stockholders. —  tion,  before  insolvency,  had  ])er- 
In  People  Z'.  Lowe,  117  N.  Y.  175;  mitted  borrowers  to  pay  their  debts 
22  N.  K.  Rep.  1016,  the  accepted  before  maturity  by  setting  off 
rule  seems  to  be  that  the  assets  against  them  the  willidrawal  value 
were  to  be  distributed  equally  of  their  shares,  it  will,  in  the  hands 
among  investing  and  1)orro\ving  of  a  receiver,  be  estopped  from  re- 
members, according  to  their  re-  fusing  to  settle  with  other  borrow- 
spective  number  of  shares;  and  ers  on  the  same  basis  when  they 
that  the  latter  were  not  entitled  to  had  acted  upon  the  rule. 
have  their  mortgages  canceled  un- 
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• 

favor  o{  the  association  on  the  basis  of  the  cash  received 
bv  the  l)orro\ver,  and  decreed  foreclosure  and  sale  of  all  the 
mortgaged  ]-)roperty.  The  defendant,  appealinjj^,  contended 
that  the  buildini;-  association,  under  the  constitution  and 
by-laws  of  the  association,  as  they  existed  at  the  time  of 
the  execution  of  the  mortgage,  could  not  recover  ;  that  the 
method  of  the  court  in  computing  the  amount  due  was 
wrong,  and  the  recovery  excessive  ;  and  urged,  as  an  ad- 
ditional argument,  that  the  building  association,  by  certain 
amendments  to  its  constitution  and  by-laws,  had  precluded 
itself  from  complying  with  its  obligations  in  the  premises, 
and  was  therefore  in  no  position  to  complain  of  the  de- 
fendant's default.  These  changes  were  substantially  as 
follows:  The  constitution  originally  provided  that  a  mem- 
ber whose  shares  were  unpledged  for  loans  might  give 
notice  of  withdrawal  at  any  time,  and  that  from  and  after 
such  notice,  all  dues  on  such  shares  should  cease.  All  the 
holders  of  unpledged  shares  having  given  notice  of  with- 
drawal, the  section  of  the  constitution  requiring  the  pay- 
ment of  dues  on  shares  was  amended  so  as  to  provide  that 
no  dues  be  thereafter  required  from  the  unpledged  shares. 
Another  amendment  was  also  then  adopted,  changing  the 
manner  in  which  withdrawn  shares  were  to  be  paid  off,  and 
instructino-  the  directors  to  close  the  business  of  the  asso- 
ciation.  It  was  held  that  this  action  in  no  manner  changed 
the  contract  evidenced  by  the  note  and  mortgage,  or  re- 
leased any  party  from  any  obligation  thereon.  "  When  he 
(the  borrower)  became  a  member,  he  knew  that  dues  on  all 
unpledged  shares  could  be  stopped  at  any  time  upon  the 
election  of  the  holders  of  those  shares.  He  joined  the  asso- 
ciation upon  that  condition.  The  holders  of  those  shares 
made  the  election,  and  then  the  only  parties  owing  dues 
were  the  borrowing  members.  The  amendment  simply 
provided  a  change  in  the  manner  of  paying  off  the  un- 
pledged shares,  and  that  is  something  which  did  not  inter- 
est the  plaintiffs  in  error  in  the  least.  Their  obligations 
were  not  increased  by  the  amount  of  a  dime  by  the  amend- 
ments. So  far  as  the  instruction  to  the  directors  to  close 
the  business  of  the  association  is  concerned,  it  cast  no  new 
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burden   upon  any  borrower,  required  of  him  no  other  or 
different  payments,  and  simply  recognized  a  duty  which 
the    general    withdrawal    of    shares    seemed    to    impose. 
Plaintiffs  in  error  may  have  expected  that  all  shareholders 
would   remain   such   until  the  close  of  the  association,  but 
the  loan  was  made  upon  no  such  condition,  and  any  mem- 
ber had   a  legal  right  to  withdraw.     The  exercise  of  this 
right  by  any  or  all  the  non-borrowing    members  did  not 
change  the   contract  of  plaintiffs  in  error,  or  release  them 
from  any  of  its  obligations."     "  It  is  doubtless  true  that  it 
was  contemplated  that  a  borrower  who  continued  as  such, 
and  without  default,  to  the  end  of  the  life  of  the  association, 
should  not  be  compelled  to  pay  the  principle  of  the  note, 
or  perhaps,  more  correctly,  that  the  shares  which  he  held 
would   then  be  of  sufficient  value  to  pay  the  note,  leaving 
the  other  property  in  the  mortgage  free  ;  but  it  is  equally 
true  that,  pending  the  life  of  the  association,  it  was  con- 
templated  that  the  note  and  mortgage  should  express  the 
ver}'  terms  of  the  contract  between  the  parties,  that  the 
relation    between   them  should  be  that   of  borrower  and 
lender,  and  that  the  loan  was  an  asset  of  the  corporation, 
which,  like  any  other  debt,  could  be  collected  when  it  be- 
came due.     Voluntary  and   involuntary   payments  of  the 
loan  were  expressly  provided  for."  ' 

'  Hekelnkaemper  v.  The  German  Watkins  v.  The  Workingmen's 
Building  and  Savings  Association  Building  and  Loan  Association,  97 
of  Atchison,  Kan.,  22  Kan,  549.  Pa.  514,  differs  from  Ilekelnkaem- 
It  must  be  observed  that  the  ad-  per's  case  [supra),  \\\  that,  in  the 
vance  was,  in  this  case,  treated  former,  there  was  an  actual  default 
strictly  as  a  loan,  and  the  Ohio,  of  the  borrower  rendering  his  mort- 
Maryland,  and  Georgia  cases,  as  to  gage  collectible.  ISIoreover,  the 
computation  of  the  amount  pres-  building  association  had  offered 
ently  due  upon  a  building  associa-  the  borrowers  the  opportunity  of 
tion  mortgage  securing  the  pay-  redeeming  upon  payment  of  100  or 
ment  of  dues,  expressly  distin-  103  months'  dues,  instead  of  await- 
guished  and  held  inapplicable  on  ing  the  regular  determination  of 
that  ground.  In  Massey  v.  The  the  business  of  the  society;  thus  ex- 
Citizens',  etc  ,  Association,  22  Kan.  tending  to  them  a  benefit  equal  to 
624,  the  English  theory  of  partner-  what  they  lost  in  the  shortened 
ship  dealings  in  the  loans  is  periwl  of  the  investing  members' 
adopted,  and  the  taking  of  pre-  contributions.  There  was  no  at- 
mium,  etc.,  justified  because  it  tempt  to  change  the  par  value  of 
is   not  a   mere  loan.     The  case  of  the  stock. 
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§  531.   Upon  tlic  basis  of  all  llic  decisions  exaiiiincd,  it 
may  be  safely  laid  down  that  the  clear  weight  of  authority 
rejects  the  enforcement  of  an\-  part  of  the  premium.     And 
in   reason   and   fairness  this  must  be  .so.     The  premium  is 
not    a    payment    in   advance.      The  contract  concerning  it 
is  that  it  shall  be  made  up  by  the  borrower  in  the  associa- 
tion's  hands,  and   that,  upon   his  final  settlement  with  the 
association,  when  the  work  of  both  shall  be  accomplished 
and  their  reciprocal  duties  fulfilled,  it  shall  be  relinquished 
to   and    appropriated    by  the  association.'     The  contract, 
therefore,  is  an  entire  one.     It  does  not  contemplate  a  stop- 
page at   any  intermediate   point  and  an  apportionment  of 
the   premium   accordingly.     No   part   of  it  is  earned  until 
the  whole  scheme  has  been  carried  out.^     Hence,  if  at  any 
stage,  the  society,  breaking  down,  fails  to  perform  its  part 
of  the  bargain,  the  promise  to  pay  it  the  premium  loses  the 
consideration  upon  which  it  was  based,  and  ought  to  be  re- 
garded as  wholly  abrogated.     To  attempt  to  apportion  the 
premium   is  simply  to  treat  it  as  addditional  interest.     To 
regard  it  as  something  with  which  the  borrower  has  parted, 
as  something  which  the  society  has  earned,  as  assets  in  its 
hands  before  it  has  done  that  which  entitles  it  to  retain  the 
premium,  is  to  misconceive  its  true  character  and  office. 
It  must  be  true,  therefore,  that  the  basis  of  the  borrower's 
indebtedness   is  to   be   taken   to  be  the  amount  of  money 
actually  passing  into  his  hands  with  legal  interest  thereon. 
But  it  cannot  be  true  that  he  is  to  be  allowed  as  deductions 
therefrom    all    that  he  has  paid  into  the    society.     That 
would  be  overlooking  his  duty  as  a  member  to  contribute 
to    the    losses    and    expenses    of  the    common    enterprise. 
What  he  has  paid  as  interest  is  to  be  allowed  him  as  paid 
upon   interest.     If  he  has  paid  interest  upon  the  premium 
bid  by  him,  he  has  overpaid  his  interest,  and  the  excess 
ought  to  go  in  reduction  of  his  debt.     And  upon  it  he  is 
entitled  (by  reason  of  his  right  to  apply,  if  he  chooses,  his 

'  See  ante,  'i'i  124-125,  435.  a  certain  number  of  years,  is  a  re- 

*  A  provision  requiring  a  return  bate   in  favor  of  voluntary  repay- 

of  a  certain   fraction  of  the  pre-  ment,  not  an  apportionment  of  the 

mium  for  every  unexpired  year  of  premium  as  earned  or  unearned. 
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Stock-payments  to  the  reduction  of  his  debt ')  to  a  further 
credit  for  whatever  his  shares  are  worth,  /.  ^.,  for  his  pro- 
portion of  the  assets  of  the  association  at  the  same  rate  per 
share  as  the  shares  of  imadvanced  members.  The  balance 
remaining  upon  his  indebtedness  he  is  bound  to  discharge 
in  cash.  There  can,  however,  ordinarily  be  no  reason  why 
he  should  be  put  to  the  inconvenience  of  paying  down  the 
whole  amount  of  his  debt,  without  any  credit  for  his  stock- 
payments,  and  relegated  to  a  distribution  of  the  corporate 
assets,  in  order  to  get  back  what  he  might,  in  the  first  in- 
stance, have  been  permitted  to  retain.  In  general,  the  only 
practical  effect  of  such  a  rule,  besides  the  distinct  hardship 
upon  the  borrower,  will  be  to  swell  the  amounts  passing 
through  the  receiver's  hands,  to  complicate  the  accounts 
and  the  distribution,  and  thereby  to  increase  the  expenses 
of  the  settlement  to  the  detriment  of  all  the  members,  ad- 
vanced and  unadvanced.  When  a  building  association's 
affairs  are  in  the  hands  of  a  receiver,^  acting  under  the  di- 
rection and  supervision  of  a  court  of  equity,  there  can  be 
no  difficulty  in  determining  or,  at  least,  approximating  what 
its  receipts,  profits  and  losses  have  been,  what  its  liabilities 
are,  and  what  is  the  value  of  every  share  of  stock  presently 
held  advanced  or  unadvanced  in  it,  and  how  much  every 
member  must  lose  upon  every  dollar  paid  in  by  him  upon 
his  stock,  making  a  proper  allowance  for  the  expenses  of 
settlement.  If  that  can  be  ascertained,  the  amount  per 
share  to  be  credited  upon  the  borrowers'  indebtedness,  that 
is,  upon  the  amount  actually  received  by  him  originall)-, 
has  been  found,  and  if  he  pays  the  balance  with  interest 
(being  credited  with  past  interest  payments)  he  has  dis- 
charged all  he  owes  the  society  or  his  fellow  members.  If 
these  preliminary  calculations  can  be  made  to  yield  only 
an  approximately  correct  result,  a  corresponding  credit 
ought  to  be  allowed  for  the  borrower's  stock  and  his  right 
preserved  to  reclaim  what,  on  a  final  settlement,  he  shall 
appear  to  have  overpaid.      A  qualification  of  these  rules 

'  See  ante,  V/.  47<S-4S4.  also  be  worked   out  l)y  an  assignee 

^  \n(\  it   is  said  that  the  results       for  benefit  of  creditors:    Christian's 
accomplished    by  a  receiver  may      App.,  102  Pa.  184,  189. 
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must,  however,  be  noted  as  applicable  to  cases  where  the 
borrower's  iiiorto;age  has  passed  by  assi<^nnient  to  one  from 
whom  the  association  has  borrowed  money  and  to  whom  it 
has  transferred  members'  obligations  as  secnrity.  In  such 
cases,  as  was  pointed  out  by  a  distinguished  Pennsylvania 
Judge,  when  the  society  has  become  insolvent,  the  right  of 
the  outside  creditor  to  be  paid  speedily  requires  that  the 
borrowing  member  pay  at  once  what  his  mortgage  then 
stands  for,  to  wit,  the  amount  actually  received  with  unpaid 
interest,  without  credit  for  his  stock-payments,  and  that  he 
be  relegated  to  the  final  distribution  of  the  corporate  assets 
for  his  dividend  upon  the  latter.' 

Keliisal  of  Other  Members  to  Pay.    Suspension  of  Busi- 
ness. 

§  532.  From  the  cases  which  have  just  been  considered, 
it  is  necessary  to  distinguish  cases  of  embarrassment  of  the 
association,  arising  from  a  mere  refusal  of  any  number  of 
shareholders  to  continue  their  stock-payments.  This  may 
tend  greatly  to  increase  the  burden  of  the  borrower.  But 
"  by  the  teniis  of  his  bond,  he  assumes  the  hazard  of  all 
losses  sustained  by  the  corporation  either  by  fraud,  acci- 
dent, or  the  defalcation  of  its  members.  Every  shareholder 
must  of  necessity  incur  that  hazard.  He  cannot  escape  the 
hazard,  nor  can  his  liability  to  loss  be  diminished  by  enter- 
ing into  an  obligation  and  giving  security  for  the  payment 
of  his  dues  to  the  corporation."  -     It  is  true  that  such  be- 

'  State  Saving  and  Loan  Associa-  — thus  recognizing  the  dissolution 
tion  V.  CarroU,  4  Distr.  R.  (Pa.)  6,  of  the  society,  if  established,  to  be 
per  jMcPherson,  J.  The  suit  was  an  element  in  abrogating  the  con- 
by  the  society,  but  the  judgment  tract.  Besides,  the  borrower  was, 
was  marked  to  the  use  of  the  cred-  in  fact,  held  entitled  to  redeem  his 
iter,  the  assignee  of  the  mortgage.  mortgage   upon  payment  of  v/hat 

2  Hoboken  Building  Association  he  had  actually  received  with  legal 
V.  Martin,  13  N.  J.  Eq.  428.  The  interest,  this  being  the  arrangement 
court,  in  this  case,  says  that  "the  made  by  the  society,  for  the  pur- 
defendant's  obligation  to  pay  is  ab.  pose  of  winding  up  its  business 
solute."  But  it  is  also  says  that,  with  borrowers  who  repaid  volun- 
where  the  fact  of  indebtedness  is  tarily.  (Compare  this  case  with  the 
established,  a  very  clear  case  should  very  different  one  of  Goggin  v. 
be  made  out  to  enable  the  debtor  to  Kelly  (Tex.  Civ.  App.)  25  S.  W. 
escape  liability,  on  the  ground  that  Rep.  1133,  ante,  ?  529,  note. )  But 
the  corporation  had  ceased  to  exist,  see     Watkins     v.     Workingmen's 
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havior  on  the  part  of  members  ma>'  throw  the  building  as- 
sociation into  insolvency,  but  the  insolvency  of  a  corpo- 
ration does  not  of  itself  excuse  the  payment  of  stock  sub- 
scriptions.' And  hence  it  will  not  constitute,  by  itself,  a 
defence  of  which  any  particular  member  can  avail  himself 
when  sued  by  the  building  association  for  the  non-perform- 
ance of  his  undertakings.  To  do  this,  there  must  be  a  dis- 
solution, a  cessation  of  the  building  association  to  exist  as 
a  corporation.  And  this,  it  is  said,  must  be  clearly  estab- 
lished, in  order  to  enable  a  person  to  escape  from  an  in- 
debtedness which  is  shown  to  exist."  Insolvency  does  not 
necessarily  bring  it  about.  The  building  association's  cor- 
porate business  is  not  thereby  terminated.  Its  franchises 
may  be  uninterruptedly  carried  on,  though,  perhaps,  not 
with  the  advantages  contemplated  in  the  inception  of  the 
enterprise,  and  the  recusants  may  be  compelled  to  pay  the 
penalty  of  their  disloyalty.^ 

§  533.  So,  too,  where  a  building  association  by  agree- 
ment had  suspended  its  operations  until  its  mortgage 
securities,  which  were  in  process  of  collection,  could  be 
realized  on,  and  in  the  mean  time  the  further  payment  of 
monthly  dues  of  its  members,  as  required  by  charter  and 
by-laws,  was  to  be  dispensed  with  and  suspended,  until  a 
reasonable  time  was  had  to  collect  the  securities  ;  but,  if 
said  securities  should  not  yield  enough  money  to  close  up 
the  building  association  as  contemplated  by  its  charter, 
then  the  payment  of  monthly  dues  was  to  be  resumed  at 
such  time  as  the  Board  of  Directors  would  determine,  upon 
reasonable  notice  to  the  members  :  it  was  held  that  a  bor- 
rowing member  was  bound  to  pay  interest  to  the  building 
association  upon  the  balance  of  his  indebtedness  to  it  at 
the  date  of  the  agreement,  unless  he  paid  it  over  at  oncc.^ 
Here,  too,  there  was  no  dissolution. 

Building  and  Loan  Association,  97  cit     Dill  v.   Wabash  Valley  R  Co., 

Pa.  514,  where  one  wlio  repudiated  21  111.  91. 

terms  offered  for  voluntary  repay-  '^  Ilohoken    Ihiilding  Association 

inent  was,  when  sued,  held  not  en-  v.  Martin,  iihi  supra. 
titled  to  claim  their  benefit.  ■"  See  ante,  ii^  65,  et  seqr|.,  .\~f). 

'  Angell  and  Ames,  Corp.,  'i  523;  *  Thomson  v.  Ocinulgee  lUiililing 

and  Loan  Association,  56  Ga.  350. 
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§  534.  Similarly,  where  the  enforcement  of  a  mortgage 
by  a  building  association  was  resisted  on  the  ground,  that, 
after  the  giving  of  the  mortgage,  the  society  had  suspended 
business  for  a  period  of  some  length,  it  was  held  that  the 
defence  was  unavailing.  "  If  the  fact  be  so,"  says  the 
court,  "  the  defendant  below  was  not  injured.  He  was  a 
member.  The  action  of  the  association  was  in  part  his, 
and  was  evidently  for  the  purpose  of  a  temporary  relief 
from  the  burdens  imposed  upon  all.  The  only  effect  was 
to  prolong  the  period  of  winding  up  the  affairs  of  the  asso- 
ciation. The  defendant  would  be  in  the  precise  position 
in  the  end  as  if  the  suspension  had  not  taken  place." ' 


CHAPTER  XIX. 

THE  DENIAL  OF  CORPORATE  EXISTENCE  OR  CAPACITY. 

§  535-  Corporate  existence  de  facto  vf\i\\  prima  facie  title  shown  cannot 
be  questioned  collaterally.  State  alone  can  question  incor- 
poration. 

§  536.  Same  rule  obtains  under  all  methods  of  incorporation. 

?  537.  Irregularities  in  obtaining  charter  which  cannot  be  taken  advan- 
tage of  collaterally. 

^  538.  Unlawful  provisions  in  by4aws. 

§  539.  Illegal  acts  subsequent  to  incorporation. 

§  540.  Lapse  by  charter-limitation.  Denial  of  specific  powers.  Cura- 
tive acts. 

§  543.  Admission  of  corporate  existence  estops  from  denying  it  subse- 
quently.    Purchaser  from  mortgagor  to  society. 

I  546.  Estoppel  arising  by  behavior. 

Corporate  Existence  de  facto  with  Prima  Facie  Title  Shown 
cannot  be  Questioned  Collaterally,  State  Alone  can 
Question  Incorporation. 

§  535-  ^^^^   P^ca  of  ^^^^^  ^^^^  corporation^  interposed  as  a 

defence    in    a   suit  in   which  the  building  association    is 

plaintiff,  is  sufficiently  answered  by  the  latter,  by  showing 

a  prima  facie  title  to  corporate  existence,  based  upon  a  de 

facto  acquisition  of  the  franchise,  from  the  proper  source, 

apparently   legal.     This  being  produced,  neither  fraud  or 

irregularities  in  the  proceedings  to  obtain  the  incorporation, 

'  Johnston  v.  Elizabeth  Building  and  Loan  Association,  104  Pa.  394,  398. 
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nor  any  illegal  features  of  the  charter  shown,  nor  such 
subsequent  acts  of  the  society  or  its  officers  as  would  work 
a  forfeiture  of  its  franchises,  if  urged  by  the  proper  au- 
thority and  in  the  proper  proceeding,  can  be  adduced  for 
the  purpose,  nor,  being  proved  and  apparent,  can  be  made 
the  ground,  of  impeaching  its  corporate  existence  by  way 
of  defence,  collaterally,  against  its  demands.'  Admitting 
that  the  proceedings  had,  with  a  view  to  secure  the  corpo- 
rate character,  were  so  defective  or  tainted  with  fraud,  and 
that  the  building  association's  conduct  had  been  such,  as  to 
make  it  liable  to  the  loss  of  its  franchises,  it  belongs  to  the 
State,  and  to  the  State  alone,  by  a  proceeding  instituted 
for  that  purpose,  to  enforce  the  penalty ;  and  the  building 
association,  until,  by  judicial  sentence,  its  charter  is  de- 
clared void,  is  a  corporation  de  facto ^  and  no  private  person, 
more  especially  none  dealing  with  it  as  a  corporation,  is 
permitted  to  say  that  it  is  not  also  a  corporation  de  jure} 


'  Neither,  of  course,  can  a  junior 
mortgagee.defeat  a  senior  mortgagee 
by  impeaching  collaterally  the  cor- 
porate existence  of  the  mortgagee  in 
the  latter  :  Williamson  v.  Kokomo 
Build,  and  Loan  Fund  Association, 
89  Ind.  389. 

^  Mechanics'  Building  Associa- 
tion V.  Stevens,  5  Duer,  676;  Pat- 
tison  V.  The  Albany  Building 
and  Loan  Association,  63  Ga.  373; 
The  Lincoln  Building  and  Savings 
Association  v.  Graham,  7  Neb.  173; 
Same  v.  Benjamin  and  Benjamin, 
lb.  181;  McLaughlin  v.  Citizens' 
Building  Association,  62  Ind.  264; 
Lord  and  Robinson  v.  Essex  Build- 
ing Association  No.  4,  37  Md.  320; 
Becket  v.  Uniontown  Building  As- 
sociation, 88  Pa.  211;  Working- 
men's  Building  Association  v.  Cole- 
man, 89  Id.  428;  Albright  v.  Lafay- 
ette Building  and  Savings  Associa- 
tion, 102  id  411;  Miller's  Kst.,  2 
Pears.  (Pa  )  248;  Manuf.  and  Mech- 
Sav.  and  I^an  Co.  v.  Conover,  5 
Phila.  (Pa.)  18;  West  Winsted  Sav- 
ings Bank  and  Building  Association 


V.  Ford,  27  Conn.  282;  Same  v. 
Rice,  lb.  293;  Hoboken  Building 
Association  v.  Martin,  13  N  J.  Eq. 
428;  Williamson  z'.  Kokomo  Build, 
and  Loan  Fund  Association,  89 
Ind.  389;  Payette  v.  Free  Home 
Building,  etc..  Association,  27  111. 
App.  307;  American  Homestead 
Co.  V.  Linigan,  (La.)  15  So.  Rep. 
369;  Reg.  V.  D'Eyncourt,  9  L. 
T.  Rep.,  N.  vS.  72;  28  J.  P.  116; 
4  Best  and  S.  (116  Engl.  C.  L.  R. ) 
820;  12  W.  R.  408;  S.  C,  33  L.  J., 
M.  C.  89;  10  Jur.,  N.  S.  513;  3  N. 
R.  420.  See  also,  Triton  Insurance 
Co.  V.  McGarian,  4  Denio,  392; 
Brouwer  v.  Appleby,  i  Sandf  S.  C. 
Rep.  158;  Palmer  v.  Lawrence,  3 
Id.  161,  170;  Irvine:'.  Lumbermen's 
Bank,  2  W.  and  Serg.  (Pa.)  190; 
Dyer  &  Co.  v.  Walker,  40  Pa.  157; 
Coil  V.  PiUsl)urg  I'emale  College, 
lb.  439;  Commonwealth  v.  Morris, 
I  Phila.  411;  Cochran  :-.  Arnold,  58 
Pa.  399;  Importing  and  Ivxporting 
Co.,  etc.,  V.  Locke,  50  Ala.  332; 
The  Regents,  etc.,  v.  Williams,  9 
G.  and  J.  (Md.)  365,   426;  Jones  l'. 
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Same  l?nlo  Obtains  uii<1»m-  All  Molliods  of  Tnooiporation. 

^  536.  Nor  is  there  any  distiuetion  to  be  drawn,  in  this 
respect,  whether  the  incorporation  be  effected  by  act  of  the 
Legiiilature,  directly  granting  the  charter ;  by  the  Execu- 
tive issning  letters-patent  by  virtue  of  authority  conferred 
upon  him  by  law ;  by  the  court  exercising  a  discretionary 
power  under  the  statute  ;  or  by  the  act  of  the  parties  them- 
selves, self-constituting  under  a  general  law,  where  the 
charter  or  certificate  is  merely  the  ministerial  authentica- 
tion of  their  act,  ratified  upon  the  assumption  that  the 
actual  organization  has  been  conducted  according  to  law. 
No  difference  is  recognized  between  the  effect  of  any  par- 
ticular one  of  these  modes  of  incorporation,  and  the  effect 
of  the  other.' 


Irrcjsularities  in  Obtaining  Charter  which  cannot  be  Taken 
Advantage  of  Collaterally. 

§  537.  Among  the  defects  in  the  proceedings  to  obtain 
incorporation,  which  cannot,  upon  collateral  inquiry,  affect 
the  validity  of  a  charter  produced,  or  the  corporate  exist- 
ence and  right  of  recovery  of  the  plaintiff,  are  the  follow- 
ing : — Fraud  and  bad  faith  in  misstating  the  amount  of 
capital  stock  subscribed,  either  to  the  Legislature,'  or  under 
a  general  act ;  ^  the  failure  of  the  whole  number  of  cor- 
porators required  by  the  statute  to  sign  the  application  to 
court  for  a  charter,^  or  the  articles  of  association  to  be  filed 
or  recorded  according  to  the  provisions  of  the  statute  ;  ^  the 


Dana,  24  Barb.  (N.  Y.)  402;  Sted- 
man  7>.  Eveleth,  6  Mete.  (Mass.) 
114;  Baker  v.  Adm'r  of  Backus,  32 
111.    Ill;  Glover  v.  Giles,  L.  R.,  18 

Ch.  173- 

'  Cochran  v.  Arnold,  58  Pa.  399 
(overruling  Patterson  v.  Arnold,  45 
Pa.  410).  The  persons  composing 
a  corporation,  under  such  circum- 
stances, cannot,  therefore,  be  sued 
in  their  individual  names,  as  part- 
ners, the  plaintiff  simply  disre- 
garding their  claim  to  be  a  corpora- 
tion. 

'  Pattison  v.  The  Albany  Building 
and  Loan  Association,  63  Ga.  373. 


3  Cochran  v.  Arnold,  uhi  supra. 
See  also  Massey  v.  The  Citizens' 
Building  and  Savings  Association 
of  Paola,  22  Kan.  624;  Morrison  et 
al.,  Rec'rs  Chespeake  Mutual  Land 
and  Building  Association  v.  Dorsey, 
48  Md.  461;  Garrett  v.  Dillsbury 
and  Mechanicsburg  R.  R.  Co.,  78 
Pa.  465. 

*  Workingmen's  Building  Associ- 
ation V.  Coleman,  89  Pa.  428.  See 
also  Rhoads  v.  Hoernerstown  Build- 
ing Association,  82  Id.  180. 

'="  Second  Manhattan  Building  As- 
sociation V.  Hayes,  4  Abb.  App. 
Dec.    183;    West  Winsted  Savings 
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omission  in  the  petition,  or  certificate,  to  state  the  names 
and  number  of  the  first  trustees,  and  to  file  a  duplicate'  of 
the  articles  of  incorporation  with  the  Secretary'  of  State, 
if  required  ;  ^  to  fill  out  the  blank  intended  for  the  inser- 
tion of  the  day  of  the  month  given  as  that  in  which  the 
association  was  effected  ; '  and  the  insufficiency,  under  the 
law,  of  the  acknowledgment  of  the  articles  of  such  associ- 
ation.^ 
Unlawful  Provisions  in  By-Laws. 

§  538.  Equally  futile  is  an  attempt  to  search  the  asso- 
ciation's right  to  be  a  corporation  under  a  charter  .shown  by 
it,  because  some  of  the  provisions  incorporated  in  the  char- 
ter do  not  conform  with   the  requirements  of  the  statute 
under  which  it  was   granted.'     Such  an  attempt  would  be 
entirely  irrelevant  and  improper.     The  question  of  a  build- 
ing association's  corporate  existence  is  by  no  means  neces- 
sarily involved  in  the  inquiry.     Many  of  the  provisions  in 
the  articles  may  be  found  to  be  without  the  warrant  of  law, 
and  still  the  corporation  exist  and  be  capable  of  exercising 
the  rights  and  franchises  conferred  upon  it  by  law.     Col- 
laterally such  a  question  cannot  arise.'""     If  the  proceeding 
were  instituted  to  enforce  and  give  effect  to  a  specific  pro- 
vision, incorporated  into  the  articles  of  association,  in  con- 
flict with   or   not  justified  by  law,   another  and  different 
question  would  be  presented  ;  for  no  such  provision  can  be 
enforced."     But  the   mere   existence  of  it  cannot  be  made 
the  ground  of  attacking  the  corporate  being  of  the  society, 
except  by  direct  proceedings  taken  at  the  instance  and  in 
the  name  of  the  State. 

Bank  and  B.  Ass' nz^  Ford  27  Conn. 
282;  Same  v.  Rice,  lb.  293.  See  also 
People's  Sav  B'k  and  B.  Ass'n  v. 
Collins,  lb.  145- 

'  See  Nelson  v.  Blakey,  54  I"<i- 
29,  that  such  "  duplicate  "  is  to  be 
an  original  instrument,  not  a  copy, 
and  that  in  suit  to  recover  dues 
filing  of  certificate  ami  duplicate 
must  be  proved. 

» Spring  Valley  Water-Work  v. 
San  Francisco,  22  Cal   434  (44o)- 

»  Second  Manhattan  B.  Ass'n  v. 


Hayes,   ubi  supra.      It  was  in  this 
case  held  to  be  no  material  defect. 

*  Dannebroge  Mining  Co.  v.  Ail- 
ment and  Riirrett,  26  Cal.  2S6.  See 
also  Spinning  i:  The  Home  Build'g 
and  Savings  Ass'n,  26  Ohio  St.  483. 

*  Lord  and  Robinson  v.  The  Es- 
sex P.  Ass'n,  37  Md.  320;  Beckett/. 
Uniontown  B.  A.ss'n,  88  Pa.  211; 
Albright  v.  Lafayette  B.  and  Sav. 
Ass'n,  102  id.  411.  See  also  Rhoads 
V.  Hoernerstown  B.  Ass'n,  82  Id.  180. 

I-  lb.  '  See  ante,  l  310. 
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lUofTi*!  Aots  SiibstMiiuMit  to  Iiuoiporation. 

§  539.  Nor,  a^ain,  do  snbsoquciit  illegal  acts  or  omis- 
sions of  the  association,  such  as  would,  at  the  instance  of 
the  attorney-general,  upon  quo  ivarranto^  become  fatal  to 
its  continuance  as  a  corporation,  give  any  person  defending 
against  a  claim  of  the  association  the  right  to  turn  the 
tables  upon  it,  and  put  it  upon  trial  for  its  life,  assuming 
to  set  off,  as  it  were,  against  the  breach  of  his  obligations 
to  the  society,  the  violation  of  the  latter's  duty  to  the 
State,  and  requiring  the  court  to  interrupt  the  process  of 
determining  his  own  liability  to  the  association,  which  is 
the  direct  purpose  of  the  suit,  and  to  go  collaterally  into 
an  investigation  of  its  rights,  by  reason  of  any  act  or  omis- 
sion on  its  part  to  retain  franchises  guaranteed  to  it  by 
its  charter.  Even  if  the  association,  in  consequence  of  im- 
proper behavior,  has  lost  its  right  to  insist  upon  these  priv- 
ileges as  against  the  State,  it  is  still,  until  sentence  of  dis- 
solution has  been  pronounced  upon  it  in  a  proceeding  in- 
stituted directly  for  the  purpose,  a  corporation  de  facto. 
"  If  there  is  anything  settled,  it  is  that  the  corporate  exist- 
ence of  a  corporation  de  facto  cannot  be  inquired  into  col- 
laterally. Upon  this  subject,  the  authorities  are  too  nu- 
merous to  admit  of  citation."  ' 

Lapse  by  Charter  Limitation.    Denial  of  Specific  Powers. 
Curative  Acts. 

§  540.  A  qualification  must,  however,  be  added  to  this. 
It  has  been  said  -  that  the  doctrine,  that  the  corporate  ex- 
istence of  a  plaintiff  denominating  himself  a  corporation 
cannot  be  impeached  m  the  suit,  "  does  not  go  to  the  ex- 
tent of  precluding  a  private  person  from  denying  the  ex- 
istence de  jure  and  de  facto  of  an  alleged  corporation.  It 
cannot  be  true  that  the  mere  allegation  that  a  party  is  a 
corporation  puts  the  question,  whether  it  is  such  a  corpo- 
ration, beyond  the  reach  of  inquiry  in  a  suit  with  a  private 
person.     It  must  be  a  corporation  either  de  jure  or  de  facto ^ 

'  Cochran  v.  Arnold,  58  Pa.  399,  and  their  effect,  see  ante,  H  278,  et 

405,  and  see  ante,  cases  in  notes  to  seqq. 

\'i  535-536-     As  to  what  are  unlaw-  '■'  Oroville  and  Virginia  R.  R.  Co. 

ful  acts  of  a  building  association,  v.  Plumas  County,  37  Cal.  354. 
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or  it  has  no  legal  capacity  to  sue  or  be  sued,  nor  any 
capacity  of  any  kind.  It  is  an  indispensable  allegation,  in 
an  action  brought  by  a  corporation,  that  the  plaintiff  is  a 
corporation,  and  it  results  from  the  logic  of  pleading  that 
the  opposite  party  may  deny  the  allegation.  Were  this  not 
so,  any  number  of  different  bodies  of  men,  each  bodv  stvline 
itself  the  directors  of  a  given  .  .  .  company,  might  bring 
separate  actions,"  without  any  possibility  of  showing,  on 
the  part  of  the  defence  that  they  are  not  such,  and  that 
their  claim  to  appear  such  is  fraudulent  and  untrue.  This 
every  defendant,  unless  he  has  estopped  himself  by  his 
previous  actions  or  admissions,^  is  at  liberty  to  do,  under  a 
plea  of  7i7cl  tiel  corporation^  until  an  actual  charter  appar- 
ently legal  is  shown.  Even  then  there  is  nothing  to 
prevent  his  demonstrating,  from  the  face  of  the  charter, 
that  the  period  for  which  the  society  was  incorporated  has 
run  out,  and  that,  upon  its  own  showing,  it  is  working 
under  a  grant  of  franchises,  which  by  its  very  terms  has 
become  inoperative  by  lapse  of  time.  Moreover,  it  is  ap- 
parent from  what  has  already  been  said  concerning  the 
effect  of  voluntary  or  practical  dissolution  of  a  building  as- 
sociation upon  the  rights  and  duties  of  members,  advanced 
and  unadvanced,-  that  it  must  be  competent  for  individuals 
in  suits  bv  and  against  building  associations  to  show  that 
there  has  been  such  voluntary  or  practical  dissolution. 

§  541.  Nor  is  there  any  rule  of  law  which  would  pre- 
clude him  from  contending,  upon  the  basis  of  the  charter 
produced,  together  with  the  record  of  its  origin  accompany- 
ing it,  that  the  corporation  impleading  him,  whilst  beiug  a 
corporation,  is  not  a  building  association  under  the  laws  of 
the  State,  and  not,  therefore,  entitled  to  exercise  the  privi- 
leges and  demand  the  exactions  conceded  to  such  corpo- 
rations exclusively.  The  manner  of  obtaining  the  charter, 
the  provisions  it  embraces,  and  the  rules  of  business  ado]ited 
by  the  society,  may  be  such  as  to  indicate,  tliat  whilst  it  is 
a  corporation  de  facto,  and,  for  all  the  person  defending  can 
be  permitted  to  say,  dc  jure,  it  becomes  perfectly  ajjparent 
that  it  is  not  a  corporation  incorporated  under  the  particular 
'  See  post,  W  543-546.  '  See  ante,  J§  5'9.  e^  seqq. 
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act  whoso  benefit  it  claims.  Such  a  defence  does  not  draw 
in  question  the  corporate  existence  of  the  building  associa- 
tion. It  merely  denies  its  right  to  exercise  privileges  con- 
ferred b\-  an  act  under  whose  protection  it  has  never  placed 
itself,  and  to  share  in  whose  benefits  it  can  show  no  cre- 
dentials. Such  an  association  may  in  law,  and  for  the  pur- 
poses of  the  defence,  be  a  corporation  ;  but  it  cannot  claim 
the  powers  conferred  by  the  statute  upon  those  institutions 
which  are  specifically  its  creatures,  unless  it  has  brought  it- 
self under  that  statute,  by  virtue  of  amendments  or  cor- 
rections authorized  by  law.  Nor,  it  seems,  will  curative 
acts,  intended  to  reach  building  associations  generally,  help 
such  corporations,  because,  whatever  they  may  be,  they 
are  not  building  associations.  Thus,  where  the  charter  of 
a  building  association  was  obtained  upon  a  petition  of  a 
less  number  of  citizens  of  Pennsylvania  than  the  Act  of 
1859  required,  and,  besides,  many  of  its  provisions  were  in- 
consistent with  those  of  that  statute,  this  was  held  to  be 
evidence  that  it  was  not  the  intention  of  the  persons  apply- 
ing for,  or  of  the  court  granting,  the  incorporation  to  pro- 
ceed under  the  Act  of  1859,  and  the  rights  of  building  as- 
sociations under  that  act  were  held  inapplicable  to  it.' 
But  if  the  intention  to  incorporate  under  the  proper  act  is 
clear  from  a  correspondence  of  the  charter  provisions  with 
the  leading  features  of  the  act,  or  from  the  agreement  in 
the  number  of  the  corporators  signing  the  charter  with 
those  required  by  statute,  and  there  is  a  general  conformity 
in  the  actual  management  of  the  society  with  the  statute, 
then  neither  the  defect  of  corporators,"  nor  the  incon- 
sistency of  some  of  the  charter  provisions,^  will,  standing 
alone,  debar  the  association  from  taking  advantage  of  a 
curative  enactment  passed  for  the  benefit  of  building  asso- 
ciations generally,  or  exercising  the  rights  by  law  conceded 
to  such.  Indeed,  the  question  whether  a  corporation  claim- 
ing to   be  a  building  association   and  to  have  the  powers 

'  Rhoads  v.  Hoernerstown  Build-  ^  Workingmen's   Building   Asso- 

ing   Association.  82    Pa.    180.     See  ciation  v.  Coleman,  89  Pa.  428. 

also  Williar  z'.  The  Butcher's  Loan,  ^  ggcket  v.  Uniontown  Building 

etc.,   Society,  45  Md.  546.     But  see  Association,  88  Pa.  211. 
i  544- 
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conceded  to  such  by  statute  is  really  a  building  association 
or  not  is  largely  a  question  of  what  the  persons  originally 
associating  themselves  together  and  the  authority  granting 
to  them  their  charter  of  incorporation  intended  to  do  and 
understood  themselves  as  doing.  That  question  must  be 
answered  by  reference  what  was  done.  If  the  proceedings 
were  in  substantial  conformity  with  the  statute  authorizing 
the  incorporation  of  building  associations  and  the  main 
features  of  the  articles  of  association  are  appropriate  to 
the  character  of  such  institutions  as  defined  by  the  statute, 
the  conclusive  presumption  is  that  it  was  intended  and 
understood  that  the  incorporation  was  to  be  and  was  under 
that  statute,  and  the  corporation  will  accordingly  have  to 
be  resrarded  as  a  building  association  within  its  terms. 
Minor  irregularities  and  defects  in  the  proceeding  will  be 
overlooked  upon  the  principle  that  they  cannot  be  relied 
upon  by  private  persons  to  avoid  the  incorporation  ;  and 
excessive  or  unlawful  provisions  in  the  articles  of  associa- 
tion or  charter,  not  necessarily  so  inconsistent  with  what  is 
sanctioned  by  the  statute,  nor  so  important,  as  to  compel 
the  conclusion  that  something  diflferent  from  a  building  as- 
sociation as  contemplated  by  the  statute  was  designed  to  be 
established,  will  simply  be  void  and  inoperative.  This  is 
the  doctrine  of  the  most  recent  and  mostly  elaborately  de- 
cided case  upon  this  subject  in  Pennsylvania.' 

§  542.  As  to  the  constitutionality  of  curative  acts,  in 
their  effects  upon  contracts  made  before  they  are  taken  ad- 
vantage of,  a  case  arose  in  Ohio,  where,  under  the  Act  21 
Feb.,  1867  (64  Ohio  L.  i8),  the  certificate  of  incorporation 
was,  by  mistake,  acknowledged  before  a  Notary  Public,  in- 
stead of  a  Justice  of  the  Peace,  as  then  required.  In  pro- 
ceedings under  the  Act  10  Mar.,  1859  (2  S.  and  C.  1172), 
being  an  act  to  authorize  courts  to  give  effect  to  the  inten- 
tion of  parties  and  officers  by  curing  defects,  omissions,  and 
errors  in  instruments  and  proceedings,  the  mistake  was  sub- 
sequently corrected.  It  was  held,  tliat,  as  the  Act  of  1.S67 
contemplated  the  assistance  of  that  of  1859,  the  two  must 
be  taken  together ;  that,  therefore,  there  was  no  invasion 
'  Albright  v.  Lafayette  Building  and  Savings  Association,  102  Pa.  411. 
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of  an\"  vested  rii^hts  in  ^iviiij^  it  its  full  effect,  which  was, 
that  the  correction  made  thereunder  rendered  the  building 
association  a  corporation  dc  Jure  from  the  date  of  its  or- 
ganization, not  only  as  against  persons  dealing  directly 
with  the  building  association,  but  as  against  all  others.' 
And  in  reniisyhania,  an  act  passed  ii  May,  1874,  was  held 
to  lend  its  aid  to  building  associations  for  the  enforcement 
of  contracts  made  before  its  passage.  But  it  is  proper  to 
say  that  the  question  of  constitutionality  was  not  raised.'^ 

A<lniissioii  ol'  Corporate  Kxistenoc  Kstops  from  Donyinj;'  it 
!Siib,sequeiitl.\.     I'lirohaser  from  3Iort};aj;or  to  Society. 

§  543.  One  who  has  dealt  with  a  building  association, 
more  especially  a  borrower  from  it,  who  has  expressly 
recognized  its  corporate  existence,  in  the  instrument  upon 
which  he  is  sued,  is  estopped  from  setting  up  the  plea  of 
;////  fiel  corporation  as  a  defence.  A  note  to  a  corporation 
in  its  corporate  name,  is  such  a  distinct  and  express  admis- 
sion of  its  lawful  being,  that  the  maker  cannot  afterwards 
be  permitted  to  deny  that  it  is  a  duly  organized  corpora- 
tion.^ And  a  mortgage  given  to  a  building  association,  in 
the  same  terms,  also  is  a  recognition  of  its  right  to  sue  in 
accordance  with  the  act  under  which  it  assumes  corporate 
powers.^  Where,  therefore,  a  member  of  a  building  asso- 
ciation had  taken  a  loan  from  it,  giving  his  note  for  the 
amount,  and  also  executing  a  mortgage  to  it,  in  which  he 
described  the  mortgagee  as  a  body  politic  and  corporate,  he 
was  held  to  be  estopped  thereafter,  in  a  suit  upon  his  obli- 
gation, from  denying  the  corporate  existence  of  the  build- 
ing association,  with  the  special  powers  conferred  by  the 
statute  under  which  it  claimed  incorporation,  although  it 
was  uncertain  whether  or  not  the  charter  had  been  obtained 

'  Spinning  v.   The  Home  Build-  er's  Cotton   Manufactory  v.  Davis, 

ing  and   Savings    Association,    26  14  Johns.  (N.  Y. ')238. 

Ohio  St.  483.  ••  Franz  v.  The  Teutonia  Building 

2  See     Workingmen's     Building  Association,    No.     2,    24   Md.    259. 

and   Loan  Association  v.  Coleman,  This  was  an  ex  patte  foreclosure, 

89  Pa.  428.  and  the  mortgage  had  no  averment 

^  The  Congregational  Society  in  even  that  the  association  had  com- 

Troy  v.:  Perry,  6  N.  H.  1.64;  Dutch-  plied  with  the  Act  of  1852. 
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upon  the  precise  proceedings  required  by  the  act.'  So,  too, 
where  an  association  of  persons,  in  good  faith,  attempted 
to  organize  as  a  corporation,  nnder  the  laws  regulating 
building  associations,  and  afterwards  commenced  and  car- 
ried on  business  as  a  building  association,  it  was  held  that 
its  members  and  others  who  have  contracted  with  it  as 
such  corporation,  are  estopped,  in  a  suit  on  such  contract, 
from  setting  up  the  defence  of  no  such  corporation,  on  ac- 
count of  a  defect  in  its  certificate  of  incorporation. - 

§  544.  The  denial  of  the  right  of  an  individual  to  ques- 
tion the  de  jure  existence  of  a  de  facto  corporation  involves 
a  denial  of  his  right  to  question  its  possession  of  those 
rights  which  are  common  to  and  essential  for  the  very  be- 
ing of  every  corporation,  and  without  which  corporate  can- 
not be  conceived  of  in  theory  nor  maintained  in  practice, 
(such  as  the  power  of  transacting  the  business  appropriate 
and  necessary  to  its  purposes,  of  making  contracts  essential 
to  the  transaction  of  the  same,  suing  and  being  sued  by  the 
corporate  name,  holding  and  disposing  of  property,  and  the 
like,)  because  the  disputing  of  such  would  be  tantamount 
to  the  disputing  of  the  corporate  existence  itself.^  Hence 
one  who  treats  with  a  building  association  as  a  legal  cor- 
poration, acquires  membership  in  it,  and  participates  in  the 
benefits  of  its  operations,  has  been  held  estopped  from  im- 
peaching its  corporate  existence  or  its  corporate  capacity, 
e,  g.^  its  capacity  to  sue.^     Upon   this  principle,  it  would 

'  West  Winsted  Savings  Bank  and  ^  Hageriuan  z'.  The  Ohio  Build- 
Building  Association  v.  Ford,  27  ing  and  Savings  Association,  25 
Conn.  282;  vSame  v.  Rice,  lb.  293;  Ohio  St.  1S6;  Lucas  v.  Greenville 
see  also  Worcester  Medical  Institu-  Building  and  Savings  Association, 
tion  V.  Harding,  11  Cush.  (Mass.)  22  Ohio  St.  339;  Si)inning  v.  The 
285;  Narragansett  Bank  v.  Altantic  Home  Building  and  Savings  Asso- 
Silk  Co.,  3  Mete.  (Mass. )  282;  Stow  ciation  of  Dayton,  26  Ohio  St.  433; 
z'.  Wise,  7  Conn.  214;  Danlniry  and  Payette  v.  Tree  Home  Building. 
Norwalk  R.  R.  Co.  v.  Wilson,  22  etc.,  Association,  27  111.  App.  307; 
Conn.  435;  Bank  of  Gallopolis  v.  Johnston  z'.  Elizabeth  Building  and 
Trimble,  6  B.  Monr.  599;  South  Loan  Association,  lo.t  I'a  394. 
Bay  Meadow  Dam  Co.  z'.  Gray,  30  •■»  Freeland  z-.  Insur.  Co.,  94  Pa. 
Maine,  547;  Cochran  v.  Arnold,  58  ,'504.  5'3;  Wintergreen  Alley,  n  Pa. 
Pa.  (overruling  Patterson  v.  Arn-  C.  C.  Rep.  126,  i  Dislr.  Rep.  269. 
old,  45  Id.  410);  Angell  and  Ames,  <  American  Homestead  Cc.  V. 
Corp.,  §  94.                                  -  Linigan.  (La.)  15  So.  Rep.  369- 
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seem,  proceeds   a  (.lecisiou  in  Connecticut.     A  building  as- 
sociation, organized  as  a  corporation   and  claiming  to  be 
such,  made  a  loan  to  a  member,  who  gave  a  mortgage  de- 
scribing the  mortgagee  as  a  corporation  and  by  its  coporate 
name.     He   afterwards  conveyed  his  equity  of  redemption 
in    the   mortgaged   premises   to    another,    the   conveyance 
being   made  expressly  subject  to  the  above  mortgage,  and 
the  ]Mirchaser  assuming  the  mortgage  debt.      He  considered 
the  loan  usurious  in  its  origin,  and  subject,  under  the  stat- 
ute, to  a   large  reduction,  and,  in  view  of  that  fact,  paid  a 
larger  sum  for  the  equity  of  redemption.     There  was  some 
question  as  to  the  regularity  of  the  incorporation,  and,  in 
consequence,  as  to  its  power  to  enforce  the  loan  in  spite  of 
the  statutes  of  usury.     It  appears  to  have  been  held,  how- 
ever, that  as  the  member,  if  he  had  been  respondent,  would 
have  been  estopped  from  denying  the  plaintiff's  corporate 
existence,    the    purchaser   under  him   and  subject  to  his 
mortgage,  was   likewise  precluded  from  raising  that  de- 
fence ;  and  that  the  estoppel  extended,  not  merely  to  a  gen- 
eral denial   of  the  existence  of  the   corporation,  but   to  a 
denial  of  its  possession  of    the  special   powers  conferred 
upon    it    by    the   statute,    which    had    been    exercised    in 
making  the  contract.'     And  substantially  the  same  doctrine 
is  recog^nized  in  Pennsylvania.^ 

§  545.  Similarly,  an  estoppel  by  express  admission  is 
created  when  the  defendant  in  his  affidavit  of  defence  ad- 
mits that  the  building  association  plaintiff  is  a  corporation 
incorporated  under  the  act  under  which  it  assumes  to 
operate  and  sue,  and  the  benefits  accruing  to  associations 
established  under  which,  it  claims  as  against  the  defendant. 
None  of  them  is  he  at  liberty  subsequently  to  dispute  as 
inapplicable  to  it.^ 

Estoppel  arisiiijjf  by  Behavior. 

§  546.  An  estoppel  may  also  arise  from  the  conduct  of 

'  The  People's  Savings  Bank  and  ■''  Ganster  v.  Homestead  Building 

Building  Association  v.  Collins,  27  Association,  unreported  decision  of 

Conn.  145.  Supr.   Ct.  of  Pa.,  East.   Distr.,   on 

2  Albright   v.  Lafayette  Building  Error  to  C.    P.   of   Berks  County, 

and  Savings  A-Ssociation,  102  Pa.  411.  1881. 
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the  party  setting  up  the  defence.  A  borrowing  member, 
who  has,  in  every  mode  and  manner,  recognized  and  ad- 
mitted the  validity  of  the  by-laws  under  which  an  associa- 
tion acted,  and  upon  the  faith  of  whose  admissions  others 
were  induced  to  act,  cannot  be  permitted,  when  sued  by  the 
society,  to  question  its  corporate  existence  or  impeach  the 
mode  b\'  which  the  by-laws  invoked  against  him  were 
adopted, — he  having  signed  them,  shared  in  the  profits, 
and  for  several  years  paid  his  dues  regularly.'  Nor  would 
one  who,  as  a  member,  obtained  a  loan  from  the  society, 
in  his  bond  and  mortgage  stipulating  for  faithful  per- 
formance of  his  duties  as  such,  be  permitted  to  dispute 
the  society's  right  to  recover  from  him,  on  the  ground  that, 
he  not  having  signed  the  by-laws  as  was  required  of  mem- 
bers, the  loan  was  to  a  stranger,  and  hence  unlawful.' 
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GciK'ral  Nature  juhI  L<'jfal  Status  «>f  Uiiiiu<>r|)<>rattMl  IJiiiWI- 
iiij;  Associations. 

§  547.  It  remains  to  con.sider  briefly  the  status  of  unin- 
corporated building  a.ssociations  before  the  law, — a  branch 
of  learning  becoming  more  and  more  unimportant,  the 
more  generally  the  Icgi.slaturcs  of  tlie  different  vStates  have 
taken  and  may  take  it  into  their  hands  to  regulate  building 

'  Morrison   et  al.,   Rec'rs  Chesa-  -  nf)ward  Mutual  Loan  and  L'un<l 

peake   Mutual  Land  and  Building       Association    ;•.    Mclnlire,    3    -Vllen 
Association,  v.  Dorsey,  48  Md.  461.       (Ma.ss. ),  571 ;  and  see  ante,  'i  314. 


546  THE  LAW  OP  BUII.DING  ASSOCIATIONS.  [CH.  XX. 

association  afltairs  by  statute,  and  the  more  universally  the 
acquisition  of  corporate  existence,  for  the  accomplishment 
of  the  purposes  of  the  building  association  scheme,  be- 
comes facilitated,  and  the  rij^hts  and  incidents  and  liabili- 
ties pertaining-  thereto  defined  and  circumscribed,  by  statu- 
tory enactment.  In  the  relations  of  the  members  to  each 
other  and  to  the  society,  there  is,  in  the  incorporated  so- 
cieties, an  unmistakable  partnership  element.  They  are 
said  to  be  merely  incorporated  partnerships,'  theii  incor- 
poration simply  facilitating-  the  carrj-ing  out  of  the  pur- 
poses for  which  they  are  formed."  Unincorporated  build- 
ing associations  are,  therefore,  partnerships  only.  But 
whilst  the  former  are  constituted  by  and  under  the  sanc- 
tion of  the  State,  expressly  approving  and  legitimating 
every  detail  of  the  peculiar  partnership  dealings  proposed 
to  be  carried  on,  the  latter  lack  the  countenance  of  such 
supreme  authority,  and  their  acts  are  to  be  judged,  not  by 
the  exceptional  standard  provided  for  the  former,  but  by 
the  general  law  governing  the  transactions  between  private 
individuals.  In  applying  this  law,  the  courts  will  allow 
themselves  to  be  guided  by  the  rules  which  were  adopted 
by  the  members  in  forming  the  association,  or  whose  bind- 
ing efficacy  they,  in  joining  it,  have  either  formally  recog- 
nized and  subscribed  to,  or  precluded  themselves  from  de- 
nying, by  their  participation  in  the  society's  business  and 
profits  under  those  rules.^  These  are  analogous  to  articles 
of  co-partnership  entered  into  between  the  different  mem- 
bers ;  and  the  reciprocal  rights  and  duties  arising  under 
them,  so  far  as  they  are  countenanced  by  law,  are  protected 
and  enforced  by  the  courts,  as  in  the  case  of  voluntary 
benevolent  associations,  to  which  they  bear  close  resem- 
blance.'    But  the  legality  of  any  given  provision   of  the 

'  See   In    re    National    Savings,  Association,  63  Ga.  373;  Browne  v. 

Loan   and  Building  Association,  9  Sanders,  20  D.  C.  455,  20  Wash.  L. 

W.N.   (Pa.)   79;  Christian's  App.,  Rep.  277. 

102  Pa.  184,  189;  Atwood  V.  Dumas,  '  Atwood  v.  Dumas,  supra. 

149  Mass.  167;  Michigan  Building  ^  American     Homestead    Co.    v 

and   Sav.  Association  v.  McDevitt,  Dinigan,  (La.)  15  So.  Rep.  369. 

(Mich.)  43  N.  W.  Rep.  760;  Patti-  *  Ibid, 
son  V.  Albany  Building  and  Loan 
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articles  becomes  a  matter  not  of  construction  of  special 
statutes,  as  in  building  associations  incorporated  under  such, 
but  of  application  of  general  rules  and  principles  of  law, 
or  general  legislative  enactments  having  no  particular  refer- 
ence to  the  system  they  affect.  Regard  must  also  be  had 
to  the  general  policy  of  the  law  as  bearing  upon  any  ques- 
tion presented, — a  consideration  from  which,  in  most  in- 
stances where  incorporated  building  associations  are  con- 
cerned, the  courts  are  relieved  by  the  express  will  of  the 
legislature  overriding  such  policy,  or  authoritatively  settling, 
as  to  the  incorporated  building  associations,  points  other- 
wise doubtful  or  differently  decided. 

Unincorporated  Associations  Cannot  Claim  Benefit  of 
Statutes  Desij^ned  to  Protect  Societies  Incorporated 
under  them.     By-Laws. 

§  548.  None  of  the  immunities  conferred  by  the  statute 
upon  societies  incorporated  under  it,  whereby  an  exception 
is  created  in  their  favor  from  the  general  law,  can  be 
claimed  or  exercised  by  such  as  are  unincorporated.'  Nor 
is  a  contract  made  prior  to  incorporation  aided  by  the  sub- 
sequent incorporation  of  the  society  making  it."  An  unin- 
corporated building  association  may,  by  its  trustees,  take 
bond  and  mortgage  for  loans  made  by  it,^  and  such  obli- 
gations may  be  for  the  payment  of  subscriptions  during  the 
continuance  of  the  enterprise,^  but  whether  or  not  they 
shall  be  permitted  to  recover  fines  and  premiums  will  de- 
pend upon  the  view  taken  of  the  transaction  as  either  a 
pure  loan  of  money  or  a  dealing  in  partnership  funds,  the 
ultimate  return  being  uncertain.''  There  is  no  difference, 
however,  between  incorporated  and  unincorporated  build- 
ing associations  in  the  fact  that  payments  upon  the  stock 
are  not  payments  to  the  mortgage."     The  scheme  itself,  in 

'  Melville  t'.  The  American  Bene-  ^  ]\ierrill    v.    Mclnlire,    13   Gray 

fit  Building   Association,   33  Barb.  (Mass.)  157;  Baxter  z-.  IVIcInlire,  H). 

(N.  Y.)  103;  Jarret  i'.  Cope,  68  Pa.  r68. 

67;  IJnk  V.  Germantown   Building  ••  lb. 

Association,  89  Id.  15.  *  See  ante,    Cli.  xii. 

2  Melville  <'.  The  American  Bene-  "Link  :'.  Germantown    Building 

fit  Building  Association,  «/u  itt/rrt.  Association,   89  Pa.    15;    Barker  :■. 

Bigelovv,  15  Gray  (Mass.)  130. 
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both  classes  of  associations,  and  the  elements  and  design  of 
the  borrowinQf  nienilier's  contract  in  the  one  and  in  the 
other,  are  the  same;  the  le,q;alit>-  of  the  details  of  that  con- 
tract, of  the  methods  by  which  it  is  proposed  to  work  ont 
the  contemplated  result,  may  be  a  very  different  matter. 
It  is  needless  to  o^o  into  anv  further  examination  of  the 
business  and  powers  of  unincorporated  building  associa- 
tions. The  theory  underlying  all  these  institutions, 
whether  incorporated  or  otherwise,  is  well  understood,  and 
the  methods  by  which  its  results  are  to  be  accomplished 
have  been  sufficiently  discussed.  They  are  available  for 
the  purposes  of  unincorporated  societies  just  so  far  as  their 
pursuit  requires  neither  express  legislative  sanction,  nor 
corporate  capacity.  No  functions  presupposing  the  latter 
can,  of  course,  be  exercised  by  mere  voluntary  societies  ; 
but  these,  on  the  other  hand,  are  untrammelled  by  the  re- 
straints imposed  by  statute  upon  incorporated  associations, 
and  free  to  mould  their  own  course,  within  the  limits  of 
general  law,  of  justice  and  of  equity,  by  their  articles  of 
association,  or  constitution,  and  by-laws  passed  in  con- 
formity therewith.  By-laws  inconsistent  with  the  constitu- 
tion of  an  unincorporated  building  association  are  void.' 

Maiiaj;eiiieut  and  Contracts  of  Unincorporated  Buildinj? 
Associations.   Agents. 

§  549.  The  machinery  of  government  in  unincorporated 
building  associations  is  entirely  similar  to  that  of  the  in- 
corporated societies.  The  title  to  its  property  is  taken  by 
and  held  in  the  name  of  trustees.^  These  and  the  remain- 
ing officers  are  the  regular  agents  of  the  society,  appointed 
or  elected  in  the  manner  prescribed  by  its  rules.  Through 
these  officers,  trustees,  and  agents  specially  appointed,  the 
society  acts  in  all  its  contract  dealings,  and  is  bound  by 
them  upon  the  principles  of  agency.^  Thus  an  assignment 
from  the  trustees  of  such  an  association  of  a  mortgage  held 
by  them,  passes  the   legal  title,  in  the  absence  of  evidence 

'  Powell  V.  Abbott,  9  W.  N.  (Pa.)  agents  and  officers,  and  their  rela- 

231.  tions  to  the  society,  ante,  W  217- 

2  See  ante,  \  195.  239. 

3  See,  as  to  the  appointment  of 
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that  their  power  of  alienation  is  restrained  by  the  by-laws 
of  the  association.'  Bnt,  where  a  member  of  a  voluntary 
building  association,  who  was  also  its  secretary,  made  a 
bond  and  mortgage  to  the  society  for  a  loan,  part  of  which 
he  received,  but  repaid  on  being  told  that  the  sum  bor- 
rowed was  too  great  for  the  real  estate  security  offered,  and, 
executing  a  new  bond  for  the  lesser  amount  agreed  upon, 
cancelled  the  first ;  it  was  held,  that  if  the  association  did 
not  assent  to,  or  ratify  the  cancellation,  they  might  still 
maintain  a  writ  of  entry  to  foreclose  the  mortgage.- 

Effect  of  Incorporation  upon  Kigiits  Acquired  wliilJit  Un- 
incorpomted. 

§  550.  The  incorporation  of  an  unincorporated  building 
association  under  a  general  statute  does  not  affect  the  right 
of  its  trustees  to  maintain  an  action  on  a  bond  previously 
given  to  it.^  "  In  availing  themselves  of  the  provisions  of 
the  statute,  the  associates  lost  none  of  the  rights  which  they 
had  previously  acquired.  The  choses  in  action  which  be- 
longed and  the  debts  which  were  due  to  them,  were,  in 
legal  effect,  and  by  operation  of  law,  transferred  and 
assigned  to  the  corporation."  '  So,  too,  in  Indiana,  a 
building  association  which  was  organized  and  did  business 
as  an  unincorporated  society,  and  received  a  mortgage  from 
one  of  its  members,  was  subsequently  allowed  to  sue  upon 
it  in  its  corporate  capacity,  and  was  not  compelled  to  sue 
in  the  names  of  the  individuals  who  composed  the  volun- 
tary association  before  its  incorporation.''     Rut  the  \alidity 

•  Manahan   v.   Varnuni,   11   Gray  15  So.  Rep.  369      Rut  in  INIanahan 

(Mass.)  405.  v.  Vamutii,  11  Id.  405  (cit.  Holland 

'Baxter   v.    Mclntire,    13    Gray,  r.  Crnft,  3  Gray,  173  LefTingwell  :■. 

168.     And  upon  the  trial  of  the  writ  Ivlliott,    S    Pick.    455),  it  was  said 

of  entry  to  foreclose,  the  defendant  that  the  organization  of  a  voluntary 

cannot  object  to  the  introduction  in  loan  fund  association  into  a  corpor- 

evidence  of  a  bond  corresponding  to  ation    under   the  St.    1S54,    c.   454, 

that  described  in  the  condition  of  did   not  transfer  their  property  to 

the  mortgage,  except  in  being  for  a  the  corporation  without   a    formal 

less  .sum,  and  dated  one  day  later.  conveyance. 

3  Merrill    v.    Mclntire,    13    Gray  *  MarnU  z:  Mclntire,  udi  sufira. 

(Mass.),   157.     Such  seems  also  to  '•  Stein  Z'.  The  Indianapolis  Ruild- 

be  the  view  taken  by  the  Sujireme  ing  Loan  Fund  and  Savings  .Associa- 

Court    of    Louisiana  :       American  tion,  iS  Ind.  237. 
Homestead  Co.  v.  Linigan,    (La.j 
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of  the  contract  itself  is  not  affected,  one  way  or  the  other, 
by  an  incorporation  of  the  society  snbsequent  to  the  date 
of  its  execntion.' 

Iiii'orporation  of  Association  by  its  Existing^  Constitution 
and  15y-Laws. 

§  551.  Where  a  building  association  has  been  in  opera- 
tion, without  the  corporate  franchise,  under  certain  rules 
established  as  its  constitution  and  by-laws,  an  act  of  Legis- 
lature incorporating  it  by  its  existing  constitution  and  by- 
laws, without  their  being  embodied  in  the  act,  is  in  Georgia 
said  to  be  constitutional  and  valid." 

'  Melville  v.  The  American  Bene-  ^  Bibb  County  Loan  Association 

fit  Building   Association,  33  Barb.      v.  Richards,  21  Ga.  592. 
(N.  Y.)  103. 


INDEX. 


The  Refcreucea  are  to  Sections. 


ABATEMENT 

for  misnomer,  none  (5^^  Amendment  ) 243 

distinction  between  plea  in  bar  and  plea  in 251  //. 

when  plea  oi  mil  tiel  corporation  is  plea  in 251  11. 

on  premium 405~40° 

ABBREVIATION 

of  defendant's  name  in  proof  of  service  of  writ 243 

ABROGATION  OF  CONTRACT 

see  Obligations;  Dutiics  of  Members. 

none     by    subsequent    illegal    conduct    of   society    or    offi- 
cers    282,303,  305,  310 

of  borrower,  by  premature  dissolution 397,  502,  523-53° 

5d?^  Concentration;  Dissolution;  Forkeiture  of  Charter. 

ABSENCE 

of   funds,    when  no  defence  against  withdrawing  member's 

claim •  ■  •    '  ^  5 

of  director   from   board-meeeting,    when  no  excuse  from  lia- 
bility    '91 

ABSOLUTE 

assignment  of  stock  may  be  shown  to  have  been  merely  as 

collateral :- ;  3So//.,  477"- 

liability   for  dues  is,  only  when  whole  stock  subscribed,  un- 
less waived 64,467,  476 

ABSORBING 

of  stock  and  securities  by  one  person  dissolves  society 502 

ABUSE 

see  Misuse.  ^ 

of  power  does  not  ipso  facto  dissolves  society   498 

of     pow<'r     renders     society    liable    to    forfeiture    of    char- 
ter   278,  279,  32S 

see  Ultra  Vires. 

of  power  of  lending,  when  no  defence  to  enforcement  of  con- 
tract    2»'.3" 

(550 
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ACCEPTANCE 

of  alteration  of  charter  by  legislature,  discretion  of  society 
as  to 42 

of  alteration  of  charter  by  legislature  must  be   unqualified,     42 

of  alteration  of  character  by  legislature,  necessary  to  make 
new  grant  operative 42 

of  alteration  of  charter  by  legislature,  when  to  be  filed  in 
writing 42 

of  statute,  filing,  in  suit  by  society 245 

of  dues  estops  society  from  denying  payer's  member- 
ship   58,  150,  448 

of  dues,  to  be  waiver  of  forfeiture  must  be  clearly  the  society's 
act 59 

of  special  terms  of  repayment,  by  member,  necessary  to  bene- 
fit by  them I45 

of  tender,  starts  running  of  interest  152,  388,  454 

of  illegal  votes  at  election,  eflect  of. 164 

of  official  bond,  what  is 202 

Sir  Approval. 

of  agent's  acts  iilira  vires,  effect  of. 233 

ACCESS 

to  corporate  books,  members'  right  of. 87 

ACCIDENT  AND  MISTAKE 

error  in  mortgage  through,  may  be  corrected 434 

ACCORD  AND  SATISFACTION 

case  of,  made  out  upon  compromise   between  society  and 

borrower  82 

is  a  bar  to  recovery  of  usury 370-37I 

ACCOUNT 

of  first  known  building  association 5 

sureties  not  discharged  by  society's  neglect  to  enforce,  from 

officers  203 

overdrawing  of,  at  bank,  is  borrowing 287,  300 

court  of  equity  may  call  redeemed  members  to,  and  settle  up 

business 509 

liability    of  directors   to,   for   waste   and   misapplication    of 

funds 193 

between  society  and  borrower,  credits  upon 132 

upon  forced  repayment 150 

prelitninary,    in      equity,     to 
order  of  sale,  items  of...   151,  445 
of  profits,  not  involved  in  member's  right  to  withdraw...   100,   loi 
society  not  bound  to  render  to  its  members  until 
ready  to  wind  up..  100,  125,  129,  332,  339,  477,  481,  482 

when  borrower  may  sue  for 155  and  note. 

of  profits,  impossibility  of  society's  rendering  before  winding 

up 481 

ACCOUNTS 

rules  should  provide  for  periodical  auditingof. 31  (7) 

treasurer  must  keep 172-173 
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ACCOJTSrS—Con/i>nied. 

by-laws  providing  for  periodical,   are  for  security  of  society, 

and  as  to  it  director}^  onlj- 203 

between  society  and  members  remain  unsettled  till  dissolu- 
tion    125,  339 

of  serial  societies,  how  to  be  kept 24  «.,   154  ;/.,  155  ;/. 

ACCUMULATED  SURPLUS 

what  is,  for  purpose  of  taxation 495 

ACKNOWLEDGMENT 

of  deed,  person  affixing  seal  may  make 220 

requisites  of 222 

ommission  of  date  in 235  w. 

by  agent,  what  sufficient  to  bind  society 235 

or  mortgage,  secretary  cannot  take 174  n. 

of  receipt  of  withdrawal  notice,  not  a  promise  in  writing 254 

of   certificate    of   incorporation,     defects    in,   do   not   avoid 

charter  collaterally 537,  543 

of  mortgage  to  society,  directors  not  liable  for 190 

ACQUISITION 

of  membership,  mode  of. 45 

of  real  estate  (see  Reai,  Estate.) 
ACTIONS 

b}' and  against  building  associations 240-259 

of   assumpsit    will      not    lie     for     money    promised    as     a 

loan ..    231  //.,  257 

what,  lie  for  refusal  of  promised  loan  (st^e  Case) 257 

cannot  be  brought  against  individual  members  for  corporate 

debt 536  «. 

parties  to,  by  member  against  delinquent  officers 194 

on  restrictive  covenants  in  deed  to  society,  vendor 259 

form   of,    where   proceeds  of  sale   do   not    cover    mortgage 

debt  446 

form  of,  on  mortgage  given  society  before  incorporation 550 

prohibited  contracts  cannot  become  foundation  of 2S0,  284 

for  recovery    of   usury    must    be    brought  within  statutory 

period 373 

against  society,   right  of  members  to  maintain    87,255-258 

withdrawing  member  may  have 1 1 1 

assignee    of    withdrawal    balances,    though 

member,  may  have 111,  256 

member  cannot,  qtiaslockholdcr,  have,  for  paid 

up  value  of  stock 118,  255 

by  officers  for  compensation 212 

for  .services  before  organization 213;/. 

by  directors   for  compen.sation 213//. 

lie  on  implied  contracts 224 

for   refusal    to  transfer  shares,    measure    of 

damages 25S,  473-474 

against  member,  society  may  have,  of  assumpsit  for  dues.  ..64,  476   . 
against  member,  pendency  of,  does  not  suspend  accruing  of 
dues,  fines  and  interest 70.  152,  3**^»  43^ 
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ACTIONS— Gjw//w««v/. 

against   member,    membership   not   necessarily  extinguished 

by 150,  448 

against  member  on  bond,  declaration  must  show  present  right 

of  (^r<- Scire  Facias) 244 

by  building  association  misnamed  in  the  contract 243 

after  incorporation,   on  mortgage 

received  before 550 

choses  in,  of  unincorporated  society,  vest  without  assignment 

after   incorporation 550 

choses  in,  shares  of  stock  are  akin  to 469 

see  AFFIDAVIT  OF  Defence;  Assumpsit;  Auditors'  Report; 

Averments;  Case;  Costs;  Discontinuance;  Evidence; 

Pleadings;  Tender;  Value  of  Stock. 
ACTS 

incorporation  by  special,  of  legislature 34-35 

validating  purchase  do   not  validate  mortgage  for  purchase 

money  298 

later  of  two,  passed  at  same  session,  may  repeal  former 495  n. 

providing  for  depositors  in  building  associations,  validity  of...     56  n. 
see   Constitutionality;   Retroactive    and    Expository 

Statutes;  Statutes. 

criterion  of  legality  of  corporate 276 

iili/a  vires,  when,  may  be  ratified  by  unanimous  consent  277 

ult}a  z;/;Y.y  and  prohibited,  distinction  between 278-285,  328 

of  majority  bind  whole  corporation 157 

corporate,  what  are 162 

legality  of  officers',  not  to  be  collaterally  inquired  into ....   198 

prohibited  by  law  not  validated  by  charter  granted  under  it,  284 

or  charter  are  void 218 

illegal,    of   society,    no    defence   against   liabilities  incurred 

to  it 281-282 

legality  and  eflFect  of  certain  contracts  and 282-328 

illegal,  subsequent  to  incorporation  do  not  avoid  charter  col- 
laterally   559 

done   in   line  of  duty,  directors  cannot  claim  compensation 

for 213 

of  directors,  requisites  for  validity  of 179-185 

see   Agents;    Corporate    Meeting;    Directors;    Ultra 

Vires;  Unlawful  Acts. 

ACTUAL 

fraud  not  always  necessary  to  be  shown 192 

notice  when  necessary  to  affect  holder  of  two  securities  with 
knowledge  of  junior  encumbrancer's  rights 494 

ACTUARY 

functions,  &c.,  of 198  «■ 

ACTUS  LEGIS NEMINEM INJURIAT 148 

ADJOURNMENT. 

of  meetings  regularly  called 161 

of  election  from  day  to  day 167 

rfDf  directors'  meetings 180 


INDEX.  555 

ADMINISTRATOR  OF  DECEASED  MEMBER 

not  ipso  facto  a  member 5^ 

powers  and  duties  of 51 

see  Executor;  Married  Women. 

ADMISSION 

of  corporate  existence,  what  is 543>  555 

ADVANCED  MEMBER 
see  Borrower. 

ADVANCEMENT 
see  Loan. 

analysis  and  theory  of. 329-357 

manner  of  obtaining  to  be  specified  in  articles 31  (4) 

and  -loan  '  used  as  synonymous  in  this  work 88  «.,  359  n. 

ADVANTAGES 

to  borrower  and   investor  in  permanent  society  strictly  so- 
called 23 

AFFIDAVIT  OF  DEFENCE 

necessity  of 244,  254.  255  «. 

estoppel  by 545 

AFFIXING 

of  common  seal 220,  221 

formalities  of 221 

AGENCY 

presumption  as  to  extent  of 229,  394"- 

existence  of 230 

burden  of  proof  of,  when  on  party  dealing  with  society 231 

what  is  not  proof  of. 231 

see  Agent. 

AGENT 

distinction  between,  of  corporation  and  private 229 

secretary  is  usually  a  general,  of  society  i74 

principal  not  society's  in  procuring  sureties 200 

directors  are  agents '^9 

officers  are 227 

appointment  of,  need  not  be  under  seal 228 

what  is  a  valid,  in  mortgage,  to  sell  45' 

who  may  become 2  28 

auctioneer  may  also  be  purchaser's 228 

compensation  of 212 

authority  of,  to  convey  real  estate  need  not  be  under  seal 221 

acts    of,      within     apparent     scope     of   authority    bind    so- 
ciety  229-232,  394"- 

secret   instructions   to,  do  not  affect  rights  of  innocent  par- 
ties   ; 229 

no    presumjjtion    as    to   person's   being,    from   previous  em- 
ployment   •■  23" 

but   from   fact   of  his  assuming  to  be  with  society's  knowl- 
edge   230 

unauthorized  acts  of,  when  not  binding 231,  232,  233 

extent  and  limits  of  powers  of 231 
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AGENT— a>«//w«<v/. 

powers  of,  how  far  must  be  shown  231 

presiunjUiou  asto 229,  394  ;/. 

acts  of,  in  excess  of  his  own  powers 231,  232,  233 

society's  powers 233 

how  far  parties  dealing  with,  bound  to  notice  powers  of 231 

where  hniits  of  powers  of,   are  apparent,  party  dealing  with 

agent  nuist  take  notice 232 

when  party  dealing  with,  must  show  agency 248 

contract  of,  how  made  to  bind  society 234,  235 

personal  liability  of,  for  contracts 234,   235 

personal  liabilitj'  of,  for  contracts  i(  ultra  vires 277 

what  notice  to,  is  notice  to  society 236 

when  payment  to,  not  payment  to  society 321 

receiving  bonus  b}%  for  loan,  presumption  as  to  usury 379 

survival  of  authority  of,  where  two  were  appointed 237 

execution  by  one,  of  powers  to  be  exercised  jointly 237 

delegation  of  authority  by 237 

society's  liability  for  torts,  misrepresentations,  &c,,of.  238, 

249  {addenda) 

when  chargeable  with  interest  on  money  collected 239 

of  unincorporated  building  association 549 

see  Officers;  Sub-Agents. 

AGREEMENT 

of  members  to  wind  up  is  legal 501 

binds  consenting  member  and  his  assignee 501 

dissolution  by 499-500 

to  accept  tender  starts  interest  152 

to  sell  land,  when  need  not  be  under  seal 221 

AIM 

see  Design. 

AIvABAMA 

cases  on  theory  of  loans  or  advancements 349 

powers  of  building  associations  as  to  real  estate  in 308  n. 

ALLEGATION 

of  default  in  suit  on  member's  bond  or  mortgage 244 

ALLEGATIONS 

necessary,  in  bill  by  members  against  delinquent  officers 194 

for  appointment  of  receiver 509,  511 

of  payment  by  borrower,  certainty  required  in 248 

see  Averments. 

ALLOTTEES 

of  land  liable  for  equitable  lien  thereon  whilst  in  society's 

hands   84 

ALTERATION 

of  by  laws,  articles  must  provide  for  31  (9) 

of  constitution,  articles  must  provide  for 31  (9) 

and  amendment  of  constitution,  where  incorporation  is  by 

executive 33,  36 

where  by  special  act 34,  36 
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ALTERATION— O^w/'/V/wfrt'. 

and  amendment  of  constitution,  where  by  decree  of  court 37 

where  by  vohintar\'  associa- 
tion       3g 

of  charter  by  legislature  and  acceptance  by  society 42 

to  be  according  to  existing  forms 42 

by-laws  making,  in  prescribed  method  of  election  are  void 266 

see  Amendment. 

AMBIGUITY 

in     rules     imposing     fines     construed     in     favor    of    delin- 
quent..   419-421,423 

in  provision  for  repayment,  in  favor  of  borrower 137 

AMENDMENT 

of  constitution  or  charter  to  be  provided  for  in  articles 31  (9)- 

where    charter  granted   by  execu- 
tive   33,  36 

where   charter  granted   by   special 
act 34,  36 

where  charter  granted  by  decree  of 
court 37 

where  charter  based  upon  voluntary 
association 39 

must    conform    with    intention    of 
legislature 33,  36 

improper,  void 33 

method  and  notice  of 32  ;/. 

of  misnomer  of  society  in  bill  in  equity 243 

AMOTION  OF  OFFICERS 

to  be  provided  for  in  articles  31  (6) 

liability  of  officers  to 206 

power  of,  by  whom  exercised 206 

when  officers  may  sue  for  salar}'  upon  improper 215 

"  AMOUNT  OF  LOAN  TAKEN  BY  BORROWER  " 

construction  of  395 

"  AMOUNT  BORROWED  " 

construction  of 396 

AMOUNT 

of  capital  stock,  periodical  subscription,  periodical   interest, 
and  loan  receivable  per  share,  to  be  set  out  in  articles    ...  31  (5) 

of  loan  members  are  entitled  to  per  share 20 

grantable  to  any  member 98 

withdrawable  by  any  member icx)-io3 

presently  due  on  mortgage,  rule  for  ascertitning 130-131, 

339.  3«6,  440,  444.  445 

is  same  at  law  and  in  equity 445 

where     court    may    gf)    l)eyond    mortgage    to 
find  442-443 

ANALYSIS 

of  theory  of  loans  or  advancements 329-366 
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ANNUAL 

audit  of  accounts  to  be  provided  for  in  articles 31  (7) 

meetings,  time  and  place  of.  to  he  set  forth  in  articles 31  (8) 

reports,  elTect  of  approval  o(  {s,r  Rath'ICATion) 176 

ANNUITIKS 

principle  of,  applied  to  computation  of  present  value  of  build- 
ing association  mortgage  I30~i33 

339.  440,  444.  445 
"  ANOTHER  "  OFFICE 

meaning  of 204 

APPLICATION 

of  loan,  society  need  not  inquire  into 89 

impossihilit}-  of  supervising 97 

of  stock-payments  to  loan 3S5,  480-484 

on  voluntary  repayment   130-136 

on  forced  repayment 149.   ^5° 

borrower's  right  to  make 448,  478-484 

by  borrower,  binds  society 478 

forces  society   to  accept  his 

stock 47S 

is  optional  with  borrower 478 

borrower's  right  of,  lost  by  assignment  of 

stock  to  third  party 4^3 

society's  right,  as  pledgee,  to  make 448, 

478-479 
by    society,    must    be    prompt    and    une- 
quivocal   479 

by  society,  what  is  evidence  of 479 

cannot  be  compelled  by  mere  stranger 484 

who  may  demand  besides  borrower  484 

compellable  for  marshalling  of  assets  ...4S5-494 
see  Marshalung  of  Assets. 

of  stock-payments,  value  of  stock  for  purpose  of 480-482 

extinguishes  membership  of  debtor. ...  58,  448 
order  of,   as  between  fines,  dues  and  in- 
terest   415-416 

of  money  to  purposes  u//ra  vires  of  society,  when  treasurer 

liable  for 172 

by  treasurer  nmst  be  authorized  by  warrant 172 

of  directors  only   for   increase   of  stock   is  good    for    noth- 
ing    178,468 

for     appointment     of   receiver    must    be     by     member     as 

such 512-513 

for   charter,    defects   in,  which  do  not  avoid  charter  collat- 
erally   537 

see  Appropriation. 

APPOINTMENT 

of  agent  need  not  be  under  seal 221,  228 

how  made 228 

to  sell,  what  a  valid,  in  mortgage 45^ 

of  attorney  whether  to  be  under  seal 241 
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APPOINTMENT— G7«/'/w7/ffl'. 

of  receiver,  grounds  for 509 

courts  cautious  in  exercising  power  of. 509 

who  may  ask  for 512-513 

when  equivalent  to  dissohition  of  society 522 

eflfect  of,  on  borrowers'  contracts 523-531 

APPORTIONMENT 

of  profits  in  serial  societies  (.iV^  Accounts) 24 

of  business  to  committees  not  an  unlawful  delegation  of  power 

by  directors 183 

of  debt  between  several  securities 490  ;/. 

APPROPRIATION 

of  advance  in  Starr-Bowkett  societies 22 

mortgage  is,  of  land  to  debt 490  ;/. 

of  funds  to  withdrawing  member's  claim,  what  is 254 

of  stock  to  loan  on  voluntary  repayment 130-136 

on  forced  repayment,  after  default 149,  150 

right  of,  in  member  or  society 478-484 

membership   not  forfeited  where  no,  made,     58 
see  Appucation. 
APPROVAL 

of  withdrawal,  directors  cannot  withhold,  arbitrarily 107 

of  official  bond,  discretion   and  responsibility  of   directors 

in  202 

manner  of 202 

what  is  a  valid 202 

when  presumed 202 

ARBITRATION 

covenant  for,  in  mortgage,  valid 151  w.,  271 

desirableness  of  general  provisions  for 271 

in  English  building  associations 271 

ARITHMETICAL  PROGRESSION  IN  FINES    .  424 

ARKANSAS 

cases  on  theory  of  loan  or  advancement 348 

ARREARS 

building  association's  lien  on  stock  for 66,  475,  {and  addenda) 

member  in,  cannot  withdraw 66 

transfer  of  stock  by  66 

society  must   permit  on  pay- 
ment of 472  w.,  (.?r^  475  //.) 

payment  of,  after  preliminary  account  and  decree,  saves  mem- 
bership     ""S' 

period   of   grace    for   payment   of,  runs  during  pendency  of 

suit '52 

ARREST  OF  SALE 

where  period  of  default  not  properly  averred 244 

di.scretion  of  court  as  to  {s,ce  ExkcuTion). 
ARTICLES.  RULES,  OR  CONSTITUTION 

framing  of 29 

when  adopted  as  basis  of  incorporation,  binding  on  society...     30 
what,  should  contain 3' 
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AUTICI.IvS,  RrLl-;S,  (U-l  CDNSTITUTIDN— <:"()///'/////(•(/. 

pnrjKise  of  record i n j; 39 

in  what  sense  contracts 113  "■ 

illegal    provisions    in,     void    and    groniid    of    forfeiture   of 
charter 505 

illegal  provisions  in,  do  not  avoid  charter  collaterally 538 

when    court    may    look    at,    to    ascertain    amount    due   on 
mortgage 44^-443 

when  court  cannot  look  into,  beyond  mortgage \\^  and  note. 

whether  trustees  or  diiectors  must  sign  copy  of,  where  "  offi- 
cers "  required  to  sign 188 

need  not  be  filed  in  suit  by  society 245 

sec  By-Laws;  Contracts;  Rules. 
ASCERTAINING  AMOUNT  DUE  ON  MORTGAGE 

when  court  may  look  beyond  mortgage  for  purpose  of 442-443 

cannot  look  beyond  mortgage 416  «. 

rule  for 130-131.  339.  44o,  444.  445 

ASSENT 

see  Consent. 

of  members  to  all  lawful  acts  of  society  presumed  {see  DiS- 

KNTING  IMEMBKRS) I3,  157.  268 

of  members  to  all  valid  by-laws  presumed 260 

not  presumed  to  acts  ultra  vires 157  n. 

nor  to  unreasonable  by-laws 422 

if  unanimous,    may  ratify  directors'    acts    ultra 

vires  as  between  them  and  society  275,  277 

makes  by-laws  bad  as  such,  good  as  a  contract 268 

of  directors  should  be  given  only  at  a  regularly  called  meet- 
ing   179 

ASSESSMENT 

method  of  making,  need  not  be  averred 245 

AvSSETS 

becoming  equal  to  par  value  of  all  stock.  Society  expires 498 

difficulty  in  estimating  value  of,  of  building  association loi, 

481-482 
of  insolvent  society,  fraudulent  directors  postponed  on  dis- 
tribution of 192 

borrowing  member  entitled  to  share  in  surplus  of 382-383 

disposition  of,  after  expiration  of  charter 520 

what  are  available,  of  building  association 116  «.,  518 

mortgages  held  by  society  are  not,  for  purpose  of  winding 

up.. 51^ 

mortgages  held  by  society  are,  for  purpose  of  taxation 457-45^ 

on  premature  dissolution  chargeable  with  all  losses 523  ;/  ,  526 

see  Distribution. 

marshalling  of,  as  to  stock  pledged  as  collateral  and  mortgage 

security 485-494 

ASSIGNEE  ' 

of  withdraw^al  balances  has  same  rights  as  assignor 11 1 

of    member,     party    to    agreement    to   dissolve,     bound   by 
it 146  «.,  501 


INDEX. 


561 


ASSIGl<:n'E— Continued. 

of  stock  must  have  transfer  entered  on  corporate  books 471 

for  benefit  of  creditors  of  member   takes   shares   subject   to 

society's  lien  475  {addenda) 

borrower  may  apply  stock  to  debt 484 

for  benefit  of  creditors  cannot  settle  up  insolvent  society  511 

of  defunct  society  cannot  set  up  its  dissolution  as  defence  to 

its  mortgage ^2j 

ASSIGNMENT 

of  balances  due  withdrawing  member 109-111,256 

title  passes  from  dying  or  resigning  to  remaining  trustees  with- 

.°"t 195,  219 

title  passes  from  uumcorporated  society  to  the  same  when  in- 
corporated without cro 

of  lease  need  not  be  under  seal 221 

private  knowledge  of  directors  of,  of  shares,  does  not  effect  so- 
ciety with  notice 2^7 

married  woman  may  hold  mortgage  on  husband's  land  by 319  n. 

of  mortgages  by  building  associations 298, '335,  455 

effect,  after  insolvency  of  an  associa- 
tion on  liability  of  mortgagor. 53 1 

trustees  of  unincorporated  association 549 

receiver 530  „ 

of  stock  to  society,  though  absolute  on  its  face,  may  be  shown 

to  be  for  collateral  security  only 300  ;/.,  477 

and  transfer  of  stock  (5<?^  Transfer) 470-474 

of  stock  to  society  as  collateral,  does  not  make  stock-pay- 
ments payments  on  debt 477 

of  stock  to  third  party  by  borrower  destroys  his  right  of  apply- 
ing it  to  his  debt ^g, 

of  all  stock  and  securities  to  one  party,  dissolves  society 502 

ASSOCIATION 

incorporation  by  voluntary ,3 

ASSUMPSIT 

society  may  maintain  for  dues 64,  476 

member  cannot  maintain  for  promised  loan 231  ;/.,  257 

for  services  before  organization 213;/. 

on  implied  contracts 224,  226 

for  refusal  to  transfer  stock 473 

quantum  valebant,  whether  officers  can  maintain  for  services..  212 
implied  as  to  difference  between  proceeds  of  .sale  and  whole 

sum  due  on  mortgage 446 

ATTACHING  CRKDITOR 

when,  takes  nothing  in  stock  pledged  to  society  {xee  Lkvy)  ..  446 
transfer  of  stock,  without  entry  on  books,  good  against  471  // 

ATTACHMKNT 

of  .society's  claim  to  withdrawing  member  112  // 

ATTENDANCE 

of  director  at  board  meeting,  a  duty;  consequence  of  neglect 

of _ 191 

at  court,  director  cannot  recover  compensation  for 213  ;/. 
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ATTKSTATIOX 

of  president's  si.u;n:iture  to  be  made  by  secretary 174 

by  agent  of  corporate  deed  "to  be  his  act  and  deed  " 235 

ATTe)RNKV 

right  and  manner  of  employment  of,  by  society 241 

nnauthorized   cancellation  of  mortgage  by 231 

unauthorized  placing  of  mortgage  on  record  by,  does  not  bind 

society  to  make  the  loan 257  ?/. 

appointment  of.  in  mortgage,  to  sell  on  default 451 

stY  Solicitor. 

ATTORNEY-GENERAIv 

may   apply  for   forfeiture  of  charter  of  society  acting  ullra 

vires 278,328 

see  State. 

AUCTION 

of  money  to  be  loaned  or  advanced  in  building  societies 19 

AUCTIONEER 

may  sign  memorandum  to  bind  purchaser 228 

AUDIT 

of  accounts,  articles  should  provide  for  periodical 31  (7) 

AUDITORS 

articles  should  provide  for,  to  audit  accounts  and  inspect  se- 
curities  31  (7) 

report  of,  effect 3^  «•.  248  n. 

showing  shares  to  be  at  par,  no  ground  for  suit  at  lavi'  by  mem- 
ber against  society  for  value  of  stock 255  n. 

AUTHENTICATION  OF  COMMON  SEAL 212,  223  «. 

AUTHENTICITY  OF  SEAL 

must  be  proved 222 

AUTHORITY 

to  act  as  agent  of  society,  how  given  228 

of  agents  {see  Agent) 229 

of  directors  how  to  be  given  by  them 185 

AVAILABILITY' 

of  special  terms  of  withdrawal  and  repayment 145-146 

AVERMENTS 

as  to  default  of  borrowers  in  suit  against  him,  necessary 244 

what  sufficient  in  suit,  by  or  against  society,  as  to  incorpo- 
ration   •  252 

in  bill  for  appointment  of  receiver,  what,  necessary 509,  511 

in  bill  by  members  against  delinquent  officers 194 

of  payment  by  borrower,  when  sued,  certainty  required  in 248 

see  Allegations. 

AVOIDANCE 

of  sales  and  purchases  of  real  estate  ultra  vires 303 


INDEX.  563 

B. 

BACK-PAYMENTS  IN  TERMINATING  SOCIETIES iS 

189 


BAILEES 

directors  as 


BALANCES  DUE  TO  WITHDRAWING  MEMBERS 

may  be  assigned  109,  no,  256 

rights  of  assignees  of 109-111,  256 

presumption  as  to 2^6 

BALLOT 

containing  less  names  than  necessary  is  good;  if  more,  void  ..   166 
BANK  ACCOUNT 

overdrawing  of,  is  borrowing 287,  300 

BANKING  POWERS 

building  associations  have  none  284,  311 

BANKS 

building  associations' dealings  with 321 

BAR 

distinction  between  plea  in  abatement  and  plea  in 251  n. 

when  plea  of  nul  tiel  corporation  is  plea  in 251  n. 

BARGAIN 

society  has  the  power  to  make  a  bad 82  «.,  325  //. 

hardship  of,  without  fraud,  no  excuse  from 397 

BASIS 

of  general  treatise  on  law  of  building  associations 2 

of  equity  jurisdiction  in  foreclosure  of  mortgages 445 

of  taxation  on  stock  of  building  associations 495 

BEHAVIOR 

may  estop  a  party  from  denying  society's  corporate  exist- 
ence    546 

BENEFIT 

redeeming  borrower  entitled  to  same,  as  withdrawing  mem- 
ber  132,  135,   136 

held  out  to  borrowers  voluntarily  repaying  cannot  be  claimed 
by  defaulting  borrower 149 

of  special  terms  of  repayment  cannot  be  claimed  by  member 
unless  he  has  consented  thereto 145 

BEST  EVIDENCE 
see  P'viDENCE. 

BIDDER 

highest,  entitled  to  loan  upon  giving  proper  security 89,  95 

BIDDING 

system  of,  in  building  associations,  for  loanor  advance 19 

must  not  be  prejudiced  by  "fixed"  or  "minimum"  pre- 
mium      95 

see  Minimum  Premium. 
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lULL  IN  KyUITV 

requisites  of,  in  aotioii  hy  niember  against  delimiueiit  officers..   194 

requisites  of,  for  appointment  of  receiver  — 509-5" 

parties  to,  in  action  hy  member  against  delinquent  officers 194 

]>arties  to,  for  a]>]H)intnieiit  of  receiver         512-513 

amendment  of,  for  misnomer  of  building  association 243 

for  winding  \\]i,  when  not  multifarious 50S  ;/. 

when  dismissed  without  costs 513 

lUIJ.S  AND  NOTES 

purchasing  and  discounting  of,  /t//rti  vhrs 312 

taking  of,  when  legal  and  when  illegal 505 

Sir  Banking  Powers;  Borrowing  Powers;  Discounting. 

BINDING  FORCE 

of  acts  of  majority 157 

of  contract  of  loan 397 

BLANK 

signing  of  power  of  attorney  for  transfer  of  stock  in   470,  471 

BOARD  OF  DIRECTORS 

what  constitutes  a  legal,  for  transaction  of  business 180-182 

can  act  only  as  a  board,  regularly  assembled 179 

see  Directors. 

BOND 

treasurer  obliged  to  give 172-173 

of  society  must  be  executed  by  authority  of  directors  acting 

as  a  board 222  ;/. 

of  society  executed  by  wrong  name,  action  on 243 

for  costs,  building  associations  in  Kentucky  must  give 242  n. 

to  building  associations  in  ordinary  form,  not  void  for  un- 
certainty   440 

accompanying  mortgage  is  the  principal  debt  in  law 376  ;/. 

stock-payments  are  not  a  credit  on 477 

what  is  not  a  variance  between,  as  recited  in  mortgage  and 

as  shown  in  evidence  549''- 

official 171,  199-205 

validity  of  certain  defective 202 

for  good  behavior  in  office  does  not  cover  term  upon 

re-election ;  exception 204-205 

sureties'  liability  upon,  strictly  confined  to  terms  of..204-205 
see  OfficiaIv  Bonds;  Security;  Sureties. 

BONDS  AND  MORTGAGES 

how  assessed  for  taxation 457-45^ 

BONUS 

see  Premium. 

redeeming  borrowers  entitled  to  same  as  withdrawing  in- 
vestors   135,  136,  447 

allowed  on  voluntary  repayment,  not  to  be  claimed  by  de- 
faulting borrower 149,  482 

for  negotiating  loan,  when  usurious 379 


INDEX.  565 

BOOKS 

right  of  access  to  corporate 87 

see  Corporate  Books;  Pass  Books;  Receipt  Books. 

BORROWER 

foundation  of  principles  applicable  to 121-123,  3^6 

or  adv'anced  member,  who  is 13,  45 

rights  of,  as  member,  not  affected  by  impossibility  of  enforc- 
ing exact  terms  of  contract 55 

membership  of 121-123,  338,  366 

conflict  of  opinion  as  to 122-123 

denied  in  Virginia 508;/. 

not  destroyed  by  sale  under  mortgage,  where 
whole  debt  is  collected  without  applying  his 

stock 150,  448 

but  by  sale  and  application  of  stock  to  debt...  448 
may  be  preserved  after  suit,  by  payment  of 
amount    in   arrear,   as   per  preliminary  ac- 
count  151,  445 

when  society  estopped  from  denying 44S 

when  borrower  estopped  from  denying  (effect 

of  mistake) 60 

what  contract  destroys 502 

when  borrower  deprived  of 122 

may  vote,  hold  office,  and  transfer  stock  subject  to  society's 

lien 86,  123,  475 

elements  of  contract  between  society  and 122,  124-125,  329, 

436-437 

when  only,  maj'  claim  account  of  profits  from  society 125,  132 

cannot  withdraw 122,  127,  ^47 

share  in  profits  122 

is  liable  to  contribution  for  society's  losses  and  expenses 79 

upon  his  mortgage 79,  So 

upon  what  implied  condition 523  11. 

in  permanent  societies  154 

apportionment  of  liability 79 

can  claim  credit  only  for  what  he  paid  in So 

for  dues  and  interest  actually  paid 132 

for  "  fixed  "  premium  illegally  exacted    —95,  41 1 
not  for  profits  unless  allowed  by  law  or  rule,   132 
for     same     bonus    as     withdrawing     mem- 
ber  132,  135,   136 

but  not  if  a  defaulter  and  sued 150,  4S1,  482 

is  not  intended  to  repay  before  society's  expiration 129 

but  may  repay  at  any  time 128-129 

after  payment  of  arrears  and  fines,  &c 131 

under  mortgage,  entitled  to  redeem  only  on  jKiyment  of  all 

future  subscriptions 146 

under    mortgage,  Ijound    to    continue  stock-]>ayments,  &c., 

after  repayment  of  loan 3^2-383 

is  favored  in  construction  of  provisions  for  repayments 137,  138 
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BORROWER— Co;///;/ w/v/. 

whether  affected  by  variance  of  contract  or  terms  of  repay- 
ment,  after   loan 141-142,  269 

may  apply  his  stock-payments  to  his  debt 44S,  478-484 

but    cannot    be    compelled  so  to  do   {see  AppucaTion  of 

Stock) 478 

may  transfer  his  stock  subject  to  society's  lien 86,  123,  475 

stock-payments  of,  not  applied  to  his  debt  as  they  come  in 332 

may  be  applied  by  him  or  society..448,  478-484 

do  not  diminish  periodical  interest 332 

order  of  application  of,  to  dues,  fines  inter- 
est  415-416 

liability  for,  and  fines  and  interest  not  sus- 
pended by  suit 253,   432 

may  make  tender,  before  or  after  suit 152 

must  pay  costs  in  redemption  and  foreclosure  suits 153 

losing  pass-book,  effect  of,  on 248 

declaration  in  suit  against,  what  must  be  shown  in 244 

must    show  dissolution    clearly    to    evade   liability   on   that 

ground 252 

effect  of  dissolution  on  contract  of 523-530 

has  nothing  to  get  on  final  distribution 17,  331 

except  to  be  released  from  his  obligations 17 

shares  of,  may  be  regarded  as  sunk  in  capital  stock 382-383 

but  entitled  to  share  in  surplus  assets 382-383 

and  interest  of,  in  society  continues 122,  338 

rights  of,  after  hypothecation  of  stock...  86,  123,  475 

uncertainty  of  undertaking  of 339 

is  estopped  from  denying  his  membership,  (exception) 60 

society's  corporate  existence 64;/., 

543.  547 
legality      of     security     taken      by 

society  312 

or  of  loan  to  him 281  and  note,  546 

may  recovery  usury  paid 369,  370-371,  {but see  2>12) 

who  is,  so  as  to  be  entitled  to  defend  on  ground  of  usury 374 

is  entitled  to  lowest  premium  he  can  get  by  competition 410 

liable   for   difference   between   proceeds  of  sale  under  mort- 
gage and  whole  sum  due 44^ 

not  relieved  from  his  obligations  by  other  members'  refusal 

to  pay 532 

effect  of  appointment  of  receiver  on  contract  of 522,  527-531 

when  cannot  petition  for  winding  up  because  stock  at  par 517 

terms  of  repayment   upon   death   of,  and  sale  of  mortgaged 

premises • ^48 

building  association  is  not  a,  from  its  members 481 

rights  of,  on  maturity  of  stock I55.  156 

see  Borrowers  ;  Borrowing  Members  ;  Infants  ;  Loans  ; 
Married  Women  ;  Repayment. 

BORROWERS 

all  members  originally  were  intended  to]_become i7)  3^4 
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BOKTiOWBHS—Coritifiued. 

advantage  to,  in  permanent  societies 23 

liabilities  of,  in  permanent  societies 154 

infants  and  married  women  as 47 

two  cardinal  principles  concerning 366 

cannot  force  investors  to  withdraw 147 

BORROWING  MEMBERS 

relation  of  investing  members  and,  to  scheme  and  definition 

of  building  association 17 

distinction  between  investing  members   and,  no  basis  for  a 

classification  of  membership 45 

BORROWING  MONEY 

overdrawing  of  bank  account  is 300 

to  lend  to  members 297 

ullra  vires,  can  never  make  society  insolvent 513 

BORROWING  POWERS 

of  infants  and  married  women,  limits  of 47 

of  building   association 2S6-302 

English  doctrine  as  to 286-296 

American  doctrine  as  to 297 

extent  of  where  given   "for  the  pur- 
poses of  the  society  " 307 

directors'  liability  in  the  absence  of....   176 

excess  of 296 

see  Insolvency  ;  Lender  ;  Ultra  Vires. 

"  BOUGHT  OUT,"  OR  "  REDEEMED  " 

signification  of  terms ^3 

BOW^KETT  SOCIETIES 21 

BREACH 

of  contract,    member  may  sue   for,  where  promised   loan  is 

subsequently   refused 257 

of  trust,  directors  liable  ior '^9 

BROOKLYN  BUILDING  AND  MUTUAL  LOAN  FUND  ASSO- 
CI-VnON 
not  the  first  building  association  in  America 6 

BUILD 

power  to 297  ;/. 

BUILDING 

see  Rebuilding. 

BUILDING  ASSOCIATIONS 

an  institution  in  modern  society ' 

basis  of  general  treatise  on  law  of 2 

difiiculties  in  harmonizing  law  of. ?> 

early  history  of 4 

account  of  first  known,  Greenwich  I'nion  Building  .\ss'n 5 

Earl  of  Selkirk's  not  the  first .S  "■ 

hi.story  of,  in  .Xmerica ^ 

period  when,  became  general  in  America 6 

present  prevalence  and  importance  of. 6 
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prinuiry  design  of. 16  //.,  18,  55,  86,  91-93,  504 

description  of  general  working  of 8-11 

explanation  of  terms  nsed  in  business  of  (^tvTKRMiNOi.OGY).  12-14 

descriptive  names  of. 15 

purpose  to  aid  in  acquisition  of  dwellings  an  essential  ele- 
ment in 16  w.,  54 

definition  of 16-17 

not  a  benevolent  institution 16  ;/.,  495  n. 

for  whose  benefit  scheme  of,  designed 16  «. 

period  of  maturity  of,  how  described 17 

relation  of  borrowing  and  investing  members  to  scheme  of 17 

varieties   of 18-24 

sfc  BowKETT  (21);  Dayton,  or  Ohio  {22,11);  Nickel  Saving 
Stamp  (56  n)  ;  Permanent  (23)  ;  Seriai.  (24)  ;  Starr- 
BowKETT  (22) ;  Terminating  (18). 

preliminary  expenses  in  formation  of,  rules  as  to 27 

society  not  liable  for,    after  incorpora- 
tion       27 

formation  of  (^rr  Formation  ;  Incorporation) 27-44 

choice  of  name  of,  rules  as  to 28 

framing  of  rules,  articles,  or  constitution  of. 29 

what  rules,  articles,  or  constitution  of,  should  contain 31 

various  methods  of  incorporation  of 32-39 

incorporation  by  existing  constitution  and  by-laws 35,  551 

membership  in  (Borrower  ;  Member  ;  see  Membership). .45-60 

policy  which  created 54,  504 

cannot  become  member  in  another 54,  321 

depositors  in 56 

evidence  of  membership  in 57 

membership  in,  how  terminated 61 

powers  of,  when  organized  with  deficient  stock  subscription...     64 

may  maintain  assumpsit  for  dues 65,  476 

lien  of,  on  stock  of  members  for  arrears,  etc 66,  475 

debts  of,  personal  liability  of  members  for 83,  84 

may  be  dissolved  at  instance  of  members 87 

what  societies  are  not  91 

duties  of,  to  the  public  and  state 91,  92 

are  not  mere  savings  institutions 92 

nor  banks  of  deposit 100 

what  are  unlawful  practices  of 93 

need  not  inquire  into  application  of  loan 97 

membership  in,  akin  to  partnership 99,  511,  547 

are  partnerships  with  corporate  rights 511,  547 

trust  relation  of,  to  members 100,  456 

not  bound  to  account  for  profits  before  termination 100,  loi 

enterprise  of,  to  be  judged  as  a  whole loi 

nature  of  business  of,  requires  full  course  to  be  run  before  ac- 
counting   lOI 

uncertain  character  of  property  of. loi 

may  be  bound  by  extra-statutory  terms  of  withdrawal 105 
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cannot    impose    restrictions    upon    withdrawal    contrary    to 

statute  or  charter 105 

must  keep  funds  available  for  withdrawing  member 113 

mutuality  of  scheme  of. loi,  121-123,  212,  332,  338,  372, 

397,  412,  426,  427,  481,  523,  524,  525,  526 

borrower's  contract  with 122,  124-125,  329,  436-437 

estopped  from  rescinding  resolution  to  prejudice  of  a  member 

who  acted  upon  the  faith  of  it 143-144 

estopped  from  denying  borrower's  membership  after  collection 

of  loan  and  receipt  of  dues 150 

when  settling  with  members  on  certain  basis,  cannot  deny  it 

to  any 146 

bound  by  principle  that  lawful  acts  of  majority  bind  all 157 

supreme  power  in,  vested  in  corporate  meeting 157 

not  dissolved  by  failure  to  elect  officers 167 

business  and  government  of,  entirely  in  hands  of  officers 169 

usual  officers  in 170 

character  and  purpose  of,  cannot  be  changed  by  directors 178 

speak  through  president  and  secretary 188 

may  compel,  in  equity,  directors  to  account  for  waste  and  mis- 
application of  funds 193 

are  creatures  of  statute 217 

general  powers  of 217-274 

have  no  right  to  depart  from  legitimate  course  of  business 218 

contracts  of,  how  executed 220-223 

liability  of,  upon  implied  contracts 224 

contracts   of,  may   be  struck  directly  by  society  or  through 

agents 225 

generally  made  through  agents 227 

right  and  liability  of,  to  suits  and  actions  [sec  Actions) 240-259 

suing  in  Kentucky,  must  give  bond  for  costs 242  «. 

must  be  party  to  certain  actions 259 

criterion  of  legality  of  acts  of. 276 

power  of,  to  pass  by-laws  260-271 

may  waive  their  own  rules 281 

not  empowered  to  do  banking  business 2S4,  31 1 

cannot  be  held  on  prohibited  contracts 285 

borrowing  powers  of 286-298 

powers  of,  to  accjuire  and  hold  real  estate  303-308 

do     not    extend    beyond    statutory    and    charier 

limit  303 

cannot  traffic  in  their  own  stock 297 

investing  with  other  building  associations 54,  321 

lending  to  other  corporations 321-323 

liable  to  State  for  departure  from  powers  granted 32K,  505 

peculiarity  of  character  of,  as  shown  in  transaction  of  loan  or 

advancement. 329-331 

cu.stomary  security  for  loans  in 390 

may   apply  borrower's  stock -payments  to  his  debt  {si'c  Ar- 
I'lJCATION) 448 
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being  mortgagee,  may  exercise  all  powers  concurrently,  uot- 

withslaiuling  its  rules 453 

cannot  be  ai^pointeil  trustee  in  mortgage  to  sell 451 

action  against,  for  refusal  to  transfer  stock  on  books 473-474 

is  not  a  borrower  from  its  members 481 

taxation  of  stock  of. 495 

dissolution  of,  and  effects  of  dissolution  ...    496-530 

bound   to   work  out  a  certain  task  before  voluntary  dissolu- 
tion  499-500 

concentration  of  stock  and  securities  in  one  person  dissolves...  502 

insolvency  of 5")  5^5 

wliat  is 5" 

collateral  inquiry  into  corporate  existence  of. 535-54^ 

inquiry   whether   corporation   is  a  building  association  how 

answered 54^ 

see  Charter;  Corporate  Existence;  Nul  TieIv  Corpora- 
tion. 

foreign 274 

unincorporated 547-551 

BUILDINGS 

when  society  has  right  to  erect  297  and  note. 

BURDEN  OF  PROOF 

of  agency,  when  on  party  dealing  with  supposed  agent 248 

under  plea  of  payment 248 

of  maturity  of  stock,  on  borrower  defending 248,  519  «. 

of  losses  to  be  set  off  against  withdrawing  member's  claim,  is 

on  society 254  n. 

BUSINESS 

general  place  of,  of  society  should  be  provided  in  articles. ..31   (i) 

what,  transacted  at  general,  what  at  special  meetings 158 

members  bound  to  take  notice  of  character  of,  at  general  meet- 
ing   159 

of  society  entirely  managed  by  directors  and  officers 169 

of  directors  may  be  apportioned  among  committees 183 

temporary   suspension   of  society's,    does   not   abrogate  bor- 
rower's contracts 523-534 

BY-LAWS 

authority  to  pass,  is  authority  to  pass  such  as  consistent  with 
purposes  of  incorporation,  not  subversive  of  same 500 

general  discussion  of 260-275 

enactment  of,  etc.,  to  be  provided  for  in  articles 31   (9) 

nature  and  qualification  of  right  of 109,   262 

by  whom  may  be  passed - 260 

belongs  to  corporate  meeting 1 64,  260 

is  usually  left  to  directors 164  ;/.,  260 

after  notice  to  withdraw 109-110 

alteration  of 109,  141,  272 
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power,  implied  in  power  to  make 260  «. 

enter  into  sureties'  contract 201 

legality  of,  criterion  of,  generally 260-268 

where  incorporation  b)-  special  act 36 

when  left  to  the  jury 263 

estoppel  upon  disputing 273 

conformity  of,  necessarj',  with  intention  of  legislature,  spirit 

of   enactment,    and  charter,  and 
purpose  of  society..34,  104  «.,  262-267 
with  constitution  and  laws  of  U.  S. 

etc 261,  359 

with  reason  and  equity  268 

with  interests  of  society 270 

void,  when 3S2-391 

if  depriving  member  of  right  secured  by  charter 104  n. 

if  in  violation  of  charter 264,  548 

if  against  common  right 26S 

if  inconsistent  with  any  existing  statute 359,  505 

generally,  if  prohibiting  member  from  pursuing  legal 

remedies 271 

if  contrary  to  intention  of  legislature,  charter  or  purposes 

of  society 34.  262-267 

if  plainly  contrary  to  interests  of  society 270 

reason  and  equity 268 

may  be  void  as  a  by-law  but  good  as  a  contract 268 

only  against  strangers  and  dissenting  members...  268 
providing  for  regular  accounts  are  for  security  of  society,  and 

as  to  it,  directory  merely 203 

cannot  impair  rights  under  charter 104  «. 

have  retro-active  efficacy  beyond  certain  limits 141,  269 

must  regulate  fines  {see  Fines) 4'^ 

forfeitures  of  stock  and  membership  74 

relating  to  withdrawals,  construction  of 106 

cannot  vary  statutory  terms  thereof. ...   104 

when  valid  and  when  void 265 

in  restraint  of  transfer  of  stock 472 

to  be  construed  together "'  "■ 

prospectively 142;/. 

have  force  of  contract '4' 

notice  of  new '7^ 

misrepresentations  of  secretary  as  to  existing 17-1  {addenda) 

if  valid  have  force  and  effect  of  legal  enactment 36 

members  bound  to  obey 62 

assent  and  .submission  of  all  members  to,   presumed 

and  required 260 

if  illegal,  are  void  and  ground  of  forfeiture  of  charter 505 

but  not  collaterally 538 

cannot,   nor  can   obligations  depending  on  them  be 

enforced 5.^^ 

signing  of,  when  waived 54o 
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copy  of,  need  not  be  filed  in  suit  by  society 245 

of  unincorporated  buildinjj;  societies 547 

void  if  inconsistent  with  constitution 548 


CALLS 

notice  of,  recjuired  by  statute  in  other  corporations,  need 
not  be  given  by  building  associations  of  stock-payments 
due 65 

CANCELLATION  OF  MORTGAGE 

under  misapprehension  as  to  maturity  of  stock 156 

unauthorized,  by  attorney,  when  set  aside. 231 

by  secretary  of  unincorporated  society,  when  void 549 

CANDIDACY 

of  judges  and  inspectors  of  election 167 

CAPACITY 

of  acquiring  membership  in  building  association 46 

questioning  corporate  544 

CAPITAL 

declaring  dividends  out  of  {see  Dividends) 192,  515 

deficient  subscription  of,  when  waived  as  a  defence 281  andnote. 

see  Capital  Stock;  Estoppel;  Stock  ;  Waiver. 

CAPITALISTS 

building  associations  not  designed  for 17 

CAPITAL  STOCK  {see  Stock) 

what  meant  by,  in  building  associations 12 

definition  of 461,466 

diflference  and  analogy  between,  of  building  associations  and 

other  corporations 451 

amount  of,  should  be  set  forth  in  articles 31  (2) 

how  increased 178 

cannot  be  changed  by  directors 178,  468 

subscription  of  whole,  why  a  condition  precedent  to  organiza- 
tion and  liability  for  dues 65 

objection  to  want  of,  may  be  waived,     65 
what  is,  for  purposes  of  taxation 495 

CARDINAL  PRINCIPLES 

two,  concerning  loans  and  borrowers 366 

CASE 

action  on    the,   for  ])reach  of  contract  in   refusing  promised 

loan 257 

for  refusing  transfer  of  stock  on  books 473 

CASES 

on  theory  of  loans  or  advancements  collected 341-364  andnotes. 

on  usury  collected 375  n. 

on  computing  present  value  of  mortgage  collected 130 
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CASH 

dues  and  fines  payable  in 203,  412  n. 

treasurer  cannot  receive  anything  but,  for  fines  and  dues 173  n. 

actually  received,  when  loan  recoverable  confined  to 395,  396 

premium  not  a  payment  of 399-400,  401 

CASTING  VOTE 

by-law  restricting  officer  to,  void 266 

CAVEAT  EMPTOR 238 

CERTAINTY 

necessar}'  in  rules  as  to  fines 419-421,  423 

required  in  borrower's  allegations  of  payment 24S 

CERTIFICATE  (.v^.f  Shares;  Stock;  Transfer). 

of  incorporation,  defective  execution  of,  may  avoid  charter 188 

defects  in,  not  available  collaterally 537 

of  stock,    effect    of   possession    of,    as    evidence  of  owner- 

sWp 471,  472 

"redeemable,"  etc 99  «• 

"duplicate,"  what  is 537  //, 

CESSATION  OF  MEMBERSHIP 
see  Membership;  Withdrawal. 

CHANCERY 

see  Courts;  Equity. 
CHANGE 

in  value  of  stock,  eflfect  of,  on  borrower's  obligations 145,  146, 

523-531 
in  amount  of  capital  stock  not  ordinarily  within  power  of 

directors 178 

in  board  of  directors  necessitates  no  new  notice  to  bind  so- 
ciety    236 

of  name  of  society  cannot  alter  powers  thereof 306 

of  character  and  purpose  of  societ}-,  does  not  destroy,  ipso 
facto,  its  corporate  existence,  or  duties  of  members  under 
rules 1 78  w. 

CHARGES 

standing  against  member  defeat  right  of  withdrawal  and  re- 
payment.     131 

of  negotiation  of  loan  and  .search  of  title  not  usuri- 
ous    196  ;/.,  379 

CHARTER 

as  distinguished  from  constitution,   where  incorporation  by 

patent 27 

where  by  special  act  34 

where  by  decree  of  court,  37 
wl;ere  by  voluntary  asso- 
ciation   39 

what  is,  where  incorporation  is  by  patent 33 

where  by  special  act;  embraces  constitution .  34 

where  by  decree  of  court 37 

where  by  voluntary  association 39 


574  INDEX. 

CU.\Rr\:R—Con/i>/n,(/. 

piiqiose  of  record i iig,  39 

is  a  contract  between  state  and  society 42 

extent  of  sncli  contract 504 

alteration  of,  by  legislature  {siY  Ai.TKRATIon)  42 

by  amendment:  5dr  Ai,tkration;  AmkndmrnT. 

impeachment  of,  cannot  be  made  collaterally 40,  501  ;/. 

507,  535.  537.  53S.  539 

estoppel  against  party  attempting 543-546 

forfeiture  of. 504-508 

acts  u//ra  Z'ires  are  ground  of 278,  32S 

unlawful  departure  from  powers  granted,   ground 

of  328,  505 

irregularity  or  fraud  in  obtaining,  ground  of... ..40,  506 

can  be  enforced  only  by  State 507,  535,  539 

expiration  of,  by  original  limitation,  when  takes  effect 519 

effect  of 519,  520 

want  of  statement  of  period  of,   in  charter,  not  a 

fatal  defect,  where  fixed  by  general  law 497 

lit  facto,  can  be  questioned  only  by  State 535 

obtained  by  fraud  is  binding  on  members 305 

under  general  statutes  not  conclusive  as  to  powers  of  society..  284 

what  statute  granted,  how  determined 541 

cannot  grant  powers  inconsistent  with  statute 218 

by-laws  in  violation  of,  are  void 264 

may  be  shown  not  to  be  such  as  to  make  the  society  a  build- 
ing association  and  bring  it  under  the  protection  of  laws 541 

provisions  as  to  withdrawal  cannot  be  varied  by  by-law 104 

copy  of,  need  not  be  filed  in  suit  by  society 245 

CHATTELS 

shares  of  stock  are  not  properly 469 

mortgages  of,  not  incUided  in  statutory  provisions  having  ref- 
erence to  mortgages  of  real  estate 433  n. 

CHECK 

failure  to  present  in  time 198 

what  is  embezzlement  of 207 

CHOSES  IN  ACTION 

shares  of  stock  are  in  the  nature  of 469 

of  unincorporated  societies,  transferred,  without  assignment, 

upon  incorporation 550 

CIRCULARS 

misrepresentations  in 63  «. 

CLASS 

of  persons  for  whom  building  associations  designed 91,  92 

CLASSIFICATION 

of  rights  of  members 85 

"  CLERK  OR  SERVANT  " 

meaning  of,  in  criminal  law 208 

CLOSING  POLLS 

discretion  of  inspectors  of  election  as  to 167 
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CO-DIRECTORvS 

liability  of  directors  for  acts  of. 189-191 

COLLATERAL 

impeachment  cf  charter,  irregularities  not  available  for 501  u., 

535.  537.  543 

not  allowable 4° 

rules    as    to,    the    same    under    all 

forms  of  incorporation 536 

acts  of  corporate  meeting 160 

officers'  acts 168 

validity  of  corporate  election 16S 

inquiry  into  corporate  existence 40,  501  "•.  507. 

535,  539.  543 

validity  of  charter 40,  501  ;/.,  507,  535,  539,  543 

judgment  against  society 240 

secvirity,  custom  of  building  associations  as  to 124 

in  what  sense  mortgage  is 44^ 

security,  rights  of  stockholder  over  stock  pledged  as 475 

attaching  creditor  over  same 475 

absolute  assignment  of  stock  may  be  shown  to  be 

merely  as 39°  "• 

see  Assignment. 

COLLECTION 

of  loans  on  default  to  be  provided  for  in  articles 31  (5) 

COLLECTOR 

see  County;  Taxation. 

COMMITTEE 

managing    formation    of  society   liable   for  prrliminary   ex- 
penses      ^' 

apportionment  of  business  to,  by  directors,  not  an  unlawful 
delegation  of  authority '•*^3 

COMMON  LAW 

of  each  state  an  essential  part  of  its  laws 261 

powers,  building  associations  have  few 217 

COMMON  SEAL  {see  Seal) "o 

COMPENSATION 

of  officers  and  directors  to  be  provided  for  by  articles 31  (o) 

general  discussion  of 209-216 

how  fixed 209 

when  regulated  by  directors I77 

when  cannot  be  increased  209 

when   additional,  cannot   be   claimed 
on  enlargement  of  duties  of  office  ...   210 

implied  liability  of  society  for 212 

moral  obligation  for 212  «. 

by-laws     changing,    when     fixed     by 

charter,  void 266 

annexed  to  office  can  be  drawn  only  by  de  jure  officer 214 

officer  improperly  removed  may  sue  for 215 
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(if  fmio  officer  can  claim  only  by  express  contract 214 

contract    for,  with   dc  /ado   board   of  directors,  when  valid 

after  services  performed 211 

directors  cannot  claim  extra,  for  service  in  line  of  their  duties,  213 

but  for  extra  services 213 

resolution   for  extra,  to  director  when,  is  without  considera- 
tion, and  does  not  bind  society 213 

for  services  before  organization  cannot  be  saddled  on  society..  213 

of  solicitor '97 

of  surveyor ^9^  "• 

CO]\I  PETITION 

in  bidding  must  be  free 95.  409~4ii 

rule  for,  among  withdrawint:^  members, 104,  265 

holders  of  matured  shares 117 

COMPLAINT 

requisites  of,  in  action  by  member  against  delinquent  direc- 
tor     194 

.?<r  Actions;  Declaration;  Defaui^t;  Members. 

COMPLIANCE 

necessity  of  substantial,  with  requirements  of  general  law  in 
process  of  incorporation 4° 

COMPROMISE 

between  members'and  society,  legality  of 143,  144.  325-326 

not  affected  by  subsequent  insolvency 108 

terminates  liability  to  contribute 105,  143 

operates  as  estoppel  upon  society 105,  143 

imprudence    of,  no   ground  for  disregard- 
ing     105,  143 

when  society  bound  by 105,  143,  283,  325,  326 

cannot  be  forced  upon  member 143 

member  must  consent  to,  to  benefit  by 145 

when  repudiating  member  entitled  to  bene- 
fit of 105,   146 

when  partly  executed,  cannot  be  rescinded,  283 
power    to,    involves    power    to   remit  pre- 
miums   405 

bars  right  to  recover  usury  deliberately  embraced  in 370-37^ 

COMPUTATION 

rule  for,  of  amount  due  on  mortgage 130-131,  134-136, 

149.  151.  339.  386,  440,  444.  445 

same  at  law  as  in  equity   445 

of  assets  for  winding  up 518 

CONCEALMENT 

effect  of  fraudulent,  on  sureties  on  official  bonds 203 

CONCENTRATION 

of  stock  and  securities  in  hands  of  one  person  dissolves  build- 
ing association  502,  524 

see  Abrogation  of  Contracts. 
CONCURRENT  REMEDIES  ON  MORTGAGE 453 
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CONDITIONAL  NATURE  OF  STOCK  SUBSCRIPTION..64,  461,  466 

CONDITIONS 

of  issue  of  shares  to  be  set  forth  in  articles 31  (3) 

CONDUCT 

estoppel  by,  from  denying  society's  corporate  existence 546 

CONNECTICUT 

cases  on  loans  or  advancements 364 

CONNIVANCE 

at  fraud  makes  directors  personally  liable 1S9 

of  directors  wth  defaulting  officers,  a  ground  for  appointment 

of  receiver 509 

CONSENT  [str  Assent) 

contracts  requiring,  of  directors  not  binding  if  made  by  sec- 
retary alone 174 

of  member  to  organize  with  deficient  capital,  estops  him  from 
denying  propriet}'   of  organization   and   powers 

of  society 281  and  fioie,  467 

to  dissolve  binds  assignee  of  his  stock 501 

unanimous,  of  members,  ratifies  acts  of  directors  u//ra  vires, 

as  between  them  and  society. ..143-144, 

218,  277,  307  and  note. 
to  proceed  with  deficient  stock,  ef- 
fect of 467 

whether  required  to  dissolve  prema- 
turely  499-500 

to  dissolve,  when  may  be  inferred...  502 
CONSTITUTION 

articles  or  rules,  framing  of 29 

importance  of  drawing  with  care 29 

what  is 29 

as  distinguished  from  charter,  where  incorporation  is  by 

special  act 34 

where  incorporated  under  general  act,     36 

where  by  decree  of  court 37 

where  by  voluntary  association 38,  39 

is  binding  upon  society  and  members 30,  33,  62 

amendment  of 33>  37-39 

what,  should  contain 3' 

criterion  of  legality  of,  where  incorporation  by  patent 33 

by  special  act 36 

under  general  statute 37-39 

if  such  as  to  defeat  purpose  of  making  members  landholders, 

void 9' 

illegal  provisions  in,  void  and  ground  of  forfeiture  of  charter,  505 

purpose  of  recording 39 

sec  Chartkr;  Articles. 

of  unincorporated  building  association .5  J7 

state,  charter  must  conform  to 30"- 

filing  copy  of,  in  suit  by  society 245 

signing:  see  Signature. 
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CONSTITITION  AND  BY-L.WWS 

incoqionUioii  by  exisliii;^ 35>  551 

CONSTITUTIONAL  RKSKRVATION 

of  power  to  alter,  modify  and  repeal  charters,  effect  of 42 

CONSTITUTIONALITY 

of  retroactive  and  ex])ository  acts 43 

of  curative  acts 542 

of  building  association  statutes 345.  35°  "• 

CONSTRUCTION 

put  upon  statutes  by  courts  cannot  be  changed  by  legislature..     43 
of  statutes   enabling   infants  and  married  women  to  become 

members 47 

of  act  validating  purchases  of  real  estate  by  building  associa- 
tions     309 

of  provisions  as  to  withdrawal 106 

repayment I37>   ^3^ 

fines 419-421,  423 

of  by-laws,  in  the,  practical  results  must  be  considered 263, 

344,  360 

of  borrower's  liability  under  "  rules  for  the  time  being" 269 

of  "  amount  of  loan  taken  by  the  borrower  " 395 

of  "loans  advanced  "    "sums  paid  or  advanced,"  "amount 

borrowed  " 39^ 

of  constitution  of  unincorporated  building  association 547 

CONSTRUCTIVE 

fraud 192 

notice  :  see  Notice;  Recording. 

CONTINUANCE 

of  member  in  society  part  of  his  original  contract 99 

of  society,   how   far   an   element   in   borrower's   liability  for 

losses 523  "• 

terms  involving,  cannot  be  forced  on  investors  by 

borrowers '47 

CONTRACT 

forbidden,  void 9"  "•.  3^4 

right  of   corporation   to    make   imprudent,    cannot  be   con- 
trolled  82  «.,  325  //. 

of  loan  or  advancement  between  borrower  and  society,  ele- 
ments of 122,  436 

within  statute,  absolutely  binds  all  parties  in  interest,  397 
does  not  contemplate  return  of  money  before  society's 

expiration 129 

not  affected  by  illegal   conduct  of  officers,  members, 

or  society 146,  282,  303,  305,  310,  507,  539 

how  affected  by  dissolution  or  its  equivalent 523-531 

and  of  membership  inseparable 141 

how  far,  may  be  varied  by  subsequent  rules 141-142 

between  society  and  sureties  on  official  bonds 203,  226 

to  be  signed  by  president i72-i73>  225  n. 

what,  secretary  may  make i74 
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COy^TRACr— Co// /hi  arc/. 

power  and  extent  of  power  of  building  association  to.  .  .  .   21S,  297 
of  directors,   validity   and   proof  of,  how  far  dependent  on 

minutes 184 

where  their  assent  was  given  separately 180,  222  ;/. 

directors  may  become  parties  to,  with  society 187 

under  seal,  when  must  be 221,  223 

manner  of  executinf^  (see  Seai,) 223  //. 

when  society  estopped  from  denying  execution  of 222 

may  be  made  by  society  directly  or  through  agents 225 

by  agents,  how  made  to  bind  society 234,  2-^5 

validity  of,  if  made  by  one,  where  two  appointed.  .   237 
see  Agents. 

what,  entered  into  by  society  directly 226 

liability  of  society  on  implied 224 

legality  and  effect  of  certain  acts  and 275-32S 

of,  when  left  to  jury 263 

u/h-a  Z'i/vs,  effect  of,  on  either  party 278-285,  328 

executed  and  executory 279 

when  plea  of,  will  not  evade;  estoppel 222 

society  when  estopped  from  denying  execution  of 222 

prohibited,  cannot  become  source  of  action  to  either  party.  .   280, 

'284,  285 
by  statute  or  constitution  of  state,  Sic,  not  vali- 
dated by  grant  of  power  in  charter  under  it.  .  .   284 
not  avoided  collaterally  by  acts  amounting  to  forfeiture  of 

charter 281,  507,  539 

by  illegal  conduct  of  society  or  officers 282, 

303.  305,  310 

materialit)-  of  plaintiff's  understanding  of  every 216 

obligation  of,  cannot  be  impaired  b}'  by-law 269 

by  legislature 503 

depending  on  illegal  by-law  cannot  be  enforced 538 

of  society  to  insure,  when  lawful 394  //. 

of  unincorporated    building  association  not  aided  by  subse- 
quent incorporation 548-550 

see  C HOSES  in  Action. 

CONTRIBUTION 

to  losses  and  expenses,  members  owe 77,  356 

in  permanent  societies 154 

ratio  of,  between  members 77 

cannot  be  evaded  by  transfer  of  .stock     77 

nor  by  withdrawal 77,  78 

liability  for,  not  affected  by  taking  loan 79,  80 

how  secured  by  borrower's  m.ortgage 80 

condition  implied  therein 523  //. 

termination  of .  81,  82 

how  affected  by  withdrawal laS  1 16 

society    mav    be    formed    without,    upon    wilh- 

drawers  78  //. 

between   allottees  of  corjjorate  land  .subject  to  equitable  lien,     84 
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CONTRIBUTION— G>;///////<v/. 

directors  liable  for  acts  or  contracts  ultra  r'/Vvx  cannot  enforce, 
against  members  to  cover  their  losses 176,  307 

Sit-  ICXI'KNSKS;    LoSSKS. 

of  personal  services,  mt-nibcrs  owe  to  society 62,  76,  212 

CONTROL 

individual  members   cannot   exercise,   over  directors'  discre- 
tion     1^3 

nor,  ordinarih',  can  the  court 183 

sec  Court;  Discretion. 

CONVKRvSION 

of  building  association  into  land  society  does  not  abrogate  ob- 
ligations of  members 282,  303,  305,  310 

sec  Change  of  Name;  Land  Association. 

CONVEYANCE 

of  real  estate  after  dissolution 520 

CORPORATE 

acts,  are  acts  of  majority  voting  at  regular  corporate  meeting,  162 

contrary  to  law,  not  sustained  by  usage  or  custom 164 

books,  members'  right  of  access  to 87 

action  against  society  for  refusal  to  transfer  stock  on,  57, 

258,  473-474 

books,  holder  of  stock  must  procure  transfer  on 57,  471 

society  need  not  look  beyond,  when  dealing  virith  mem- 
bers    57,  471 

are    evidence  of   relation  between  member  and    so- 
ciety     57,  471 

provision  for  transfer  of  stock  on,  how  construed 471 

capacity,  questioning  of 544 

existence  not  ended  by  failure  to  elect  officers 164 

by  illegal  change  in   character  and  pur- 
pose of  society 1 78  ;/. ,  310 

nor  ipso  facto,  by  unlawful  acts 328 

nor  by  illegal  by-laws 538 

nor  by  insolvency 498 

how  sufficiently  averred  in  suits  by   and   against   so- 
ciety     25 1 

admitted  by  general  issue 251 

admission  of,  estops  party  from  denying 543-545 

who  estopped  from  denying 543-546 

collateral  inquiry  into,  not  allowable 40,  501  «.,  507, 

535,  539,  543 
not  to  be  collaterally  impeached  on   trial  of  secretary 

for  embezzlement 207 

expiration  of  by  charter  limitation  may  be  shown .  . .   540 

when  takes  effect 519 

impeachment  of,  state  alone  has  right  of. 535 

same  rule  as  to,  no  matter  how  ac- 
quired    536 

events  whose  happening  ends,  ipso  facto 497i  498 
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CORVORAT'E—Cofiiinued. 

see  Nm,  TiEi,  Corporation. 

franchise,  how  forfeited 278,  328 

funds,     directors   must   account   for   waste   or   misapplication 

of 20S 

in  Scotland,  liable  for  damages  to  member  injured  b^' 

officer's  violation  of  rules 194  n. 

officers  must  look  to,  for  compensation 216 

liability,    individual  corporators  cannot  be  sued  for 536  w. 

meetings,  how  acts  of,  passed 162 

members  must  have  notice  of 86 

right  of  members  to  attend 86 

duty  of  members  to  attend 162 

supreme  power  vested  in 157 

lawful  acts  bind  individual  members 157 

what  are 15S 

must  be  held  in  county  where  society  located 159 

officers'  functions  in  calling,  are  ministerial 160 

regularity   of,    where    all    voters  assembled  with  or 

without  notice 1 60 

validity  of  acts  of,  not  to  be  questioned  collaterally  160 

adjourned,  powers  of. 161 

acts  of,  irregularly  convened,  are  void 161 

what  are  162 

principal  functions  of 1 64 

have  control  over  directors 177 

have  ordaining  of  by-laws 260 

see  Majority;  Meeting;  Notice;  Quorum;  Proxies. 

powers,  general,  of  building  associations 217-271,  297 

to  be  exercised  by  directors  assembled  as  a  board.  ...    179 
conferring  authority  to  sell  real  estate,  is  exercise  of,   179  «. 
enlargement  of,  on  application  of  directors  alone,  is 

void 1 78 

property,  a  trust  fund  for  creditors 84 

liable  for  corporate  debts  in  hands  of  stockholder.  .  .     84 

dues,  etc.,  paid  by  members  become loi  //.,  207  n. 

relations,  primary  evidence  of 185 

seal :  see  SE.A.L. 
CORPORATION 

not  liable  for  expenses  before  incorporation 27 

acquires  no  exclusive  right  to  use  tenn  merely  descriptive  of 

locality -^ 

voting  by  proxy 86  ;/. 

represents  stockholders  in  suits 112;/.,  240 

who  composes  the,  (stockholders,  not  officers) 164,  498 

officers  to  be  regarded  as  the 227  n. 

speaks  through  its  president  and  secretary 188 

general  powers  of  building  associations  as  a.  217 

difference  between  agents  of,  and  of  private  persons,  as  to  no- 
tice of  i)Owers 229 

when  cannot  be  trustee  in  mortgage  to  sell 45' 
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CORPORATION— (Tow//;/ //.•</. 

building  association  should  not  lend  to  another 321 

cannot  acijuire  ineinhership  in  a  building  association  ....   322-324 
cannot  dispute  legality  of  loan  from  building  association 281  «. 

CORPORATORS 

general  rights  of  members  as 86 

how  incapacitateil  to  sue  society 118 

individual,   cannot  be  sued  for  corporate  liability  (sec  COR- 
poR.\TK  Funds  ) 536  n. 

COSTS 

in  redemption  and  foreclosure  suits 153 

after  tender  of  present   value   of  mortgage,   and  refusal   to 

accept 153,  253,  388,  454 

building  association  suing  in  Kentucky  must  give  bond  for.  .  .   242  «. 
of  negotiation  of  loan  and  search  of  title  not  usurious.  .igGn.,  379 

of  sale,  when  mortgagee  in  possession  cannot  claim 449 

when  bill  in  equity  dismissed  without 513 

COUNTY 

bound  by  remission  bj-  legislature  of  taxes  on  building  asso-   ■ 
ciation  mortgages 459 

COURT 

incorporation  by  decree  of 37 

may  define  purpose  of,   where  omitted  in  pe- 
tition   37,  262 

not  to  be  controlled  by  legislature  in  interpretation  of  laws.  . .     43 
cannot  control   discretion  of  members  desiring  to   continue 

society 147 

declare   ticket  defeated  by  illegal  rejection  of  votes, 

elected 164 

enlarge  corporate  powers  on  application  of  directors 

alone 178 

nor  increase  capital  stock  on  such  application 468 

cannot  ordinarily  control  discretion  of  directors 183 

but    may,    in   certain   cases,  compel   reasonable   exercise   of 

it 107,   177 

director  cannot  recover  compensation  for  attendance  at 213  ?/. 

discretion  of,  as  to  forfeiture  of  charter 505 

dissolution  by  decree  of 504-508 

sec  Receiver;  Discretion;  Equity;  Execution. 

COVENANTS 

in  mortgage,  member  bound  on,  after  lien  vacated 69 

must    conform,    in    form   and    substance,    with 

statute  and  by-laws 434 

as  to  stock-payments 439 

what  are  proper 439  n. 

as  to  default • 441 

implied,  to   make   up   difiFerence   between   pro- 
ceeds of  sale  and  whole  sum  due 446 

restrictive,  in  deed  to  building  a.s.sociation  selling  to  its  mem- 
bers, parties  to  action  on 259 
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COVERTURE 

in  some  States  no  bar  to  membership 46 

not  a  defence  against  premium,  S:c.,  after  death,  by  next  of 

kin 318 

see  Married  Woman. 

CREDIT 

what  borrower  may  claim,  for,  on  his  debt So,  132,  448,  4S0-4S2 

forced  repayment 1 49,  4S2 

stock-payments  not  a,  upon  loan 477 

rights  of  member's  assignee iii,  256,  475  {addenda) 

CREDITOR 

who  is,  of  society 511-513 

member  may  be 255-256,  302 

rights  of  societ)-'s,  against  corporate  property  in  hands  of  stock- 
holder       84 

withdra\\ang  member  as  societj-'s 108- 1 10 

assignee  of  withdrawing  member's  balances  or  credits,  status 

of,  as 256 

of  society  maj'  proceed  against  delinquent  officers 194  n 

cannot  ask   for  appointment  of  receiver  for  insolv- 
ency  511-513 

right  of,  to  marshal  debtor's  assets 485-494 

see  ATTACHING  creditor;  Lender. 

CRIMINAL  CONDUCT 

cause  of  forfeiture  of  membership 73 

liability  of  officers  207-208 

CRITERION 

of  legality  of  acts  of  building  associations 276 

CURATIVE  ACTS 542 

CUSTODY  OF  COMMON  SEAL 

who  has 171.  220 

to  be  provided  for  in  rules    222 

CUSTOM 

when  recognized 86;/,  106,174 

parol  evidence  of,  inadmissible 127  «. 

cannot  sanction  corporate  act  contrary  to  law 164 

where,  admitted  as  explanatory 164 

when,  sanctions  delegation  of  authority  by  agent 237 

CUSTOMARY 

security  in  building  associations,  what  is 96,  312,  390 

not  being  exacted,  nu  equity  or  presumption  arises 
against  .society . .  312 

D. 

DAMAGES 

member  injured  by  officer's  violation  ol  rules  may,  in  Scotland, 

look  to  society's  funds  for '94  "■ 

as  between  innocent  parties,  which  liable  for 23S 

fines  in  building  as-sociations  are  liqiiidated 413-414 
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DAMAGES— G?;///;/ «<'</. 

measure  of,  upon  contract  to  effect  insurance 233,  394  n. 

in  action  against    society   for    refusal  to   transfer  > 

stock 25S  (I f/d  fioie,  474 

DATE 

variance  in  consideration  and,  of  bond  and  mortgage,  231  «.,  519  ;/. 

omission  of,  in  acknowledgment 235  ;/. 

defect  in,  of  certificate,  does  not  avoid  charter  collaterally....  537 

DAYTON 

or  Ohio,  plan 23;/. 

DEALING  IN  REAL  ESTATE 

powers  of  building  associations  as  to 304 

when  ground  of  forfeiture  of  charter 505 

DEATH 

of  member,  status  of  executor  or  administrator  upon 51 

being/<v«6'  covert,  sec  Married  Women. 
of  borrower  and  judicial  sale  of  mortgaged  premises,   what 

society  entitled  to  claim  upon 148 

of  trustees,  effect  of,  upon  titles,  &c 195 

of  all  members,   or  integral  part,  effect  or  corporation 497  n. 

DEBT 

relation  of  borrower's  stock-payments  to  his 477 

borrower's  stock-payments  may  be  applied  in  liquidation  of 
his 130-132,  134-136,  149,  150,  478-484 

5^^  Appucation;  Appropriation. 
DEBTOR 

mere,  cannot  petition  for  winding  up  because  stock  at  par 517 

see  Borrower. 

DEBTS 

right  of  society  to  incur  286-300 

what  are  legitimate,  of  building  associations 297 

contracted   in    purchasing    lands  ultra  vires  cannot  be   en- 
forced against  society 298,  307 

DECISIONS 

on  theory  of  loans  or  advancements  collected 341-364  and  note. 

on  usury  collected 375  ^^ 

on  rule  for  computing  present  value  of  mortgage  collected 130  n. 

DECLARATION 

against  delinquent  borrower  must  aver  period  of  default 244 

by  withdrawing  member  against  society,  what  to  be  averred 

in  254 

DECLARING  OF  DIVIDENDS 

what  primary  evidence  as  to  185 

out  of  capital 192,  327  »■,  5i5 

legality  of. 325-326,  327 

DECREE 

of  court,  incorporation  by 37 

upon     foreclosure     proceedings,     after    repayment, 

stands  for  performance  of  membership  duties 68, 

445.  449 
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DECREE— Contbi  iied. 

dissolution  by 504-508 

building  association,  plaintiff  in  foreclosure,  entitled  to,  not- 
withstanding refusal  to  accept  tender 153,  454 

of 'foreclosure,  including  fines:  interest  on 430 

ex  parte,  of  injunction  and  appointment  of  receiver 509 

DEDUCTION 

premium  not  a 399-400,  401,  402,  4S2 

so  regarded  for  purpose  of  computation  401  ;/.,  402 

of  redemption  money,  borrower  repaying  entitled  to 447 

of  charge  for  examining  title,  etc.,  not  usurious 195  ;/.,  379 

of  unlawful  charges 369-37S,  411,  431 

DEED 

of  corporation  requires  no  delivery  221 

acknowledgment  of,  by  agent 235 

execution  and  acknowledgment  of. 171,  220,  221 

must  be  under  seal  and  by  agent 221 

where  duly  executed,  how  far  society  may  plead  want  of  power, 

to  avoid 222 

DE  FACTO 

officers'  acts  binding  on  society 168 

oflBcers  may  maintain  trespass  against  others  claiming  to  be  a 

board  of  directors 16S /;. 

cannot  claim  salary  annexed  to  office 210 

can  claim  salary  only  by  virtue  of  express  contract 214 

board  of  directors,  when  contract  with,  for  salary,  valid 211 

corporate  existence  shown,  when  sufficient  answer  to  plea  of 

7iul  tiel  corporation  535 

{see  NcL  Tiel  Corporation.  ) 

corporate  existence  shown,  cannot  be  inquired  into  collater- 
ally   539 

plaintiff  may  be  shown  to  be  neither  corporation  dc  jure  nor..  540 

DEFAULT 

liability  of  member  for  fines  on 71 

elements  of  borrower's  contract  as  to 124 

preliminary-  account  upon   foreclosure  of  mortgage  in  equity 

after 151 

what  constitutes 246,  384  11. 

period  of,  not  prolonged  by  entry  of  suit  152 

must  be  averred  in  complaint  against  borrower 244 

how  computed 247 

notice  of,  surety,  etc.,  not  entitled  to 313  ti. 

covenants  in  mortgage  as  to 441 

difference   between   repayment   upon,   and   voluntary  rejjay- 

ment 444 

what  credits  borrower  entitled  to  upon  149,  481,  482 

DEF.'\ULTIN(r  B()RR(nVIvR 

can  claim  no  share  of  profits 149,  48 1,  4.S2 

liabilities  of,  how  far  the  .same  in  permanent  and  ternjinatiiig 

societies '4y  "• 
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DEFECT 

of  notice   of  special   iiieetiiijj  may  be  waived  by  inianimoiis 

consent 160 

of  society,  mortgagee  in  possession  may  commit  waste  where 

there  is  a 449 

in  execution  of  certificate  of  incorporation  may  avoid  it 188 

in  process  of  incorporation,    ground   of  forfeiture   of    char- 
ter  188,  506 

cannot  be   taken  advantage  of 

collaterally 40,  501  «., 

507,  535-539,  543 

DEFECTS 

in  obtaining  charter  which  do  not  avoid  it  collaterally 537 

in    incorporation    which    debar   society    from    assuming   the 
powers  of  a  building  association 541 

DEFENCE 

want  of  funds  available  for  withdrawals,  when  not  a 113 

when  illegality  of  society's  acts  is,  and  when  not 281,  285 

what,  may  be  made  to  mortgage  on  ejectment 312  n. 

who  may  take,  for  usury 374-37^ 

when  rule  for  "minimum  "  or  "fixed  "  premium  is  a 411 

to  mortgage,  dissolution  of  society  (mortgagor)  none 521 

by  society  based  on  lien  for  arrears iii  {addenda) 

by  borrower,  on  ground  of  misrepresentation 249  and  addenda. 

sec  Affidavit  of  Defence. 

DEFICIENCY 

in  subscription  of  capital  stock,  effect  of..64,  281  and  note,  461,  466 

who   may  or  may  not   object 
to 281  and  note,  467 

DEFINITE  AMOUNT 

to  be  repaid  at  specific  time,  significance  of  stipulation  for,  in 
mortgage  to  society 129,  133,  334-335.  436-43>'^ 

DEFINITION  (5,fr  Terminology) 

of  building  association 16-17 

of  fines • 413-414 

of  premium 399 

of  "  share  "  in  capital  stock 469 

of  stock 461 

of  usury 3^7 

HE  JURE  AND  DE  FACTO  OFFICER 

salary  annexed  to  office  goes  to  former 210 

DELEGATION  OF  POWERS 

by  directors  (appointment,  etc.,  of  committees  not  an  unlaw- 
ful)    183 

by  solicitor,  effect  of  unlawful 198 

by  agents 237 
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DELINQUENT 

members,  liability  of,  to  fines,  etc. ,  to  be  set  forth  in  articles, 

31(4) 
not  entitled  to  notice  when  stock-payments,  etc., 

due 65 

officers:  see  Actions;  Directors;  Officers;  Person.-vi<  Li- 
ability. 

DELIVERY 

deed  of  corporation  requires  no 221 

DE  MINIMIS  NON  CUR  A  T  LEX 

does  not  apply  to  building  association  mortgages 440 

DEMURRER 

to  bill  by  member  against  delinquent  officer 194 

to  complaint  against  borrower  not  showing  period  of  default, 
&c 244 

DEPARTURE 

from  provisions  of  general  law  in  incorporation  under  it 40 

from  prescribed  course  of  business 218,  278-286 

effect  of,  on  corporate  existence  of  society, 

and  duties  of  members 310 

penalty  of,  in  society's  liability  to  state  for... 

325-326,  328,  504 
from  customary  security  raises  no  equity  against  society.... 96,  390 

DEPOSIT 

society  may  make  in  bank,  and  this  not  loan  to  corporation...  321 

treasurer's  liability  for  loss  of 172-173 

manner  of  making,  of  corporate  funds 172-173 

DEPOSITORS 

what  are  5^ 

liabilities  of 5^ 

right  of  receiving,  involves  right  of  society  to  borrow 56,  301 

bound  b)-  rules  to  certain  extent 56 

constitutionality  of  acts  authorizing  reception  of 56  ;/. 

are  creditors 5^ 

stockholders  cannot  dispute  status  of 283 

are  lenders 3°' 

fines  upon 426 

DEPUTATION 

of  agent  or  trustee  in  mortgage  to  sell 45' 

of  authority  by  agent,  etc.;  see  Delegation. 

DESCRIPTION 

of  general  working  of  building  a.ssociatioii's  S-ii 

DESIGN 

of  present  treatise,  in  reference  to  1)uilding  as.sociations 3 

primary  or  e.ssential,  of  building  associations 7,  17,  54.  ^6. 

91,  93,  276,  392,  398,  413,  504 

acquisition  f)r  dwellings  an  e.ssential  part  of 16  r///</  uotc,  91 

see  Ohji-xt;  Piki'osi;. 

of  limitation  of  funds  availab].-  for  wilhdmw.ils 115 
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StY  DKI'ARTUKIC. 

nna^^ERENT  KINIXS  OV   lU'I^DINCi  AvSSOCIATlONS iS-25 

diuigp:nce 

degree  of,  to  which  directors  are  held 1S9 

DIRECTORS 

general  discussion  of. 1 76-202 

(U/s  o/\  are  acts  of  corporation 176 

if  illegal,  subject  to  proceedings  by  society  and  indi- 
vidual members 177,   194 

acts  of,  if  illegal,  ma}-  be  restrained  at  instance  of  members-...  310 

valid  only  when  passed  by,  as  a  board 185  and  note. 

appoiiitiiti'iit  of,  purpose  of 176 

method  of. 176 

co»ipc)isatio)i,  cannot  claim  for  acts  in  line  of  duty 213 

but  for  extra  services 213 

not  for  attendance  at  court 213  n. 

nor  as  reward  for  recovering  stolen  property  of 

society 213  n. 

contracts  of,  requiring  consent  of  directors,  cannot  be  made  by 

secretary  alone 174 

valid  without  minutes 184 

minutes  best  evidence  of 184-185 

directors  may  be  party  to,  with  society 187 

dcalhii^s  between  association  and 1 86-187 

declarations  of,  as  to  maturity  of  shares 248  n. 

dc  facto,  contract  for  compensation  with,  when  enforced 211 

disabilities  of:   cannot  secure  to  themselves  advantages  not 

conunon  to  all  members 186-187 

cannot  exercise  power  of  amotion  unless  ex- 
pressly authorized 206 

cannot  delegate  powers  involving  exercise  of 

discretion 183 

cannot  aiithorize  treasurer  to  take  anything 

but  cash  for  dues,  fines,  &c 203,  412  n. 

cannot  make  by-laws  unless  expressly  author- 
ized    260 

cannot  establish   "minimum"   or   "fixed" 

premium  or  refuse  bids  below  it 410-4 11 

cannot,  of  their  own  motion,  change,  nor  ask 

increase  of  stock 178,  468 

cannot  exercise  discretion  wrongfully 107,   177 

cannot  compel  contribution  when  suffering 
under  personal  liability  for  contracts  ultra 

vires , 176,  307 

cannot  share  in  distribution,  on  insolvency  of 
society,  if  unfaithful,  until  all  members  sat- 
isfied  192,  575 

cannot  vote  on  resolution  in  which  person- 
ally interested 186  n. 
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cannot  set  off  stock  against  debt  where  so- 

ciet)'  embarrassed 186 

■   cannot   cancel   their  own  mortgages   where 

stock  not  matured 196 

discretion  of,  as  to  forfeiture  of  membership 74 

as  to  withdrawals  107 

as  to  time  and  place  of  meetings 180 

as  to  compensation  of  officers,  committees,  &c...  209 
as  to  security  to  be  taken  from  borrower..    ..    96,  312 

in  remitting  fines 432 

cannot  be  controlled  by  individual  members 177 

nor  delegated 183 

discretion  of,  may  be  compelled  by  court  to  be  exercised  rea- 
sonably  107,   177 

and  responsibility  as  to  security  for  loans  ....  96,  312 

in  approving  official  bonds 202 

duties  of 176-179 

when   bound   to  allow  withdrawing  members  some 

profit 131  n. 

bound  to  offer  money  in  treasury  to  highest  bidder...  395 

liabilities  of,  personal  1S9-194 

incurred  by  acts  ultra  vires  entitle,  to  no  contri- 
bution from  members 176,  307 

incur  no,  for  errors  (gross)  of  judgment,  so  long 

as  they  are  honest. 183,   189 

for  neglect  to  keep  proper  minutes 184 

attend  board  meetings 191 

are  those  of  mere  mandataries 189 

in     what     sense     those    of    trustees    of   mem- 
bers  187,  1S9,  515 

do  not  arise  where  seat  in  board  never  taken 191 

to  account  for  waste  and  inisapplicatiou  of  funds..   193 

none  for  salaries  of  officers 216 

for  loans  contracted  ultra  vires 288,  294  ;/. 

for  purchases  of  real  estate 303 

to  injunction  at  instance  of  any  member  to  re- 
strain misapplication,  &c.,  of  funds 305,  310 

majority  of,  where  required  to  validity  of  acts  of 181-182 

acts  of,  where  .some  tlisc|ualified 182 

meetings  of. 1S0-1S2 

acts  of  irregular,  invalid iSo 

directors  must  all  have  notice  of 180 

when  only  majority  can  act  (scr  .Majority)..  181,   1S2 

liability  in  con.sequence  of  non-attendance  at  191 

minutes  of,  see  Minutes;  Signing 184 

mortgage  of I'^S,  435  n. 

notice  to,  is  notice  to  society 236 

each  board  has,  of  what  previous  board  knew 236 

change  in  board  neces-sitati^^  11"  inw  236 

see  Agent;  Notice. 
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(j///V<7..v,  directors  are,  only  in  iiKKlified  sense 188 

poxccrsof,  in  <j;ranting  loans  beyond  stock  interest 98 

to  be  exercised  as  a  board 179 

general  extent  of 177 

extend  to  nearly  exclusive  management  of  business 

of  society 164 

dejiend  upon  constitution  and  by-laws  177 

are  sul)ject  to  control  of  corporate  meeting 177 

but  not  to  interference  of  individual  members,  177,  183 

involving  discretion,  cannot  be  delegated 183 

are  those  of  agents 227 

are  such  that  directors  are  virtually  the    corpora- 
tion    227 

when  include  making  of  by-laws 260 

qiioriiin  (t/,  what  is 181 

suits  against y  by  members  must  make  society  defendant 259 

must   allege  participation   in  actions  of  board,   191 
may  be   instituted   by  members   for  protection 

of  society i77.  i94.  3'o 

sureties,  directors  may  become,  on  officer's  bond 202  ;/. 

treasurer,  director  may  be 187 

trustees,  directors  as,  for  stockholders 187,  189,  515 

DISABILITY 

prohibition  of  certain  acts  create  an  absolute,  as  to  them 280 

of  infants  as  to  loans 3^7 

of  married  women  as  to  loans 317-319 

DISAVOWANCE 

of  agent's  acts  ultra  vires  must  be  prompt  and  unequivocal....   233 

DISCHARGE 

of  sureties  on  official  bond 203 

of  mortgage  by  judicial  sale  on  decease  of  mortgagor,  effect 

of 148 

does  not  necessarily  discharge  debt 446 

see  Merger;  Purchase. 

DISCONTINUANCE 

of  suit  prematurely  brought  does  not  relieve  from  payment  of 
dues,  fines,  and  interest  during  pendency 152 

DISCOUNTING 

bills  and  notes  illegal  and  ground  of  forfeiture  of  charter 505 

DISCRETION 

of  court  as  to  execution  against  society in,  115,  254 

upon  quo  warranto,  as  to  ouster 505 

of  directors,  as  to  forfeiture  of  membership 74 

security  for  loans 96,  312 

granting  loans  beyond  stock  interest 98 

approval  of  official  bonds 202 

compensation  of  officers,  &c 209 

remission  of  fines 432 

of  directors,  cannot  be  exercised  capriciously 107 
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of  directors  must  be  exercised  reasonably 177 

cannot  be  controlled  nor  delegated 1S3 

of  inspectors  as  to  closing  polls  at  elections 167 

DISFRANCHISEMENT 
see  Amotion. 

DISMISSAL 

of  bill  without  costs 515 

of  officers;  ^d'd'AMOTiox. 

DISQUALIFICATION 

of  directors,  action  of  majority  of  remaining  directors 1S2 

DISSENTING  MEMBER 

by-law  may  be  void  as  to 26S 

not  deprived  of  his  remedy  by  rule  that  assent  is  presumed 268 

DISSOLUTION  OF  BUILDING  ASSOCIATION 

general  discussion  of 496-531 

theoretically  occurs  as  soon  as  stock  at  par 516 

right  of  member  to  apply  for ^7.516,517 

not  for  irregularties  in  incorporation 507  //. 

State  to  apply  for,  for  misbehavior 507,  539 

special  terms  of  repayment  offered  w'ith  a  view  to,  available  by 

all  borrowers ^ 146 

events  which  bring  about,  ipso  facto 497,498,516 

does  not  occur  by  failure  to  elect  officers 164,  498 

insolvency,  misbehavior,  etc 498 

must  be  clearly  shown  to  evade  liabilities  proved 252,  532 

modes  of 49^ 

none  by  death  of  members 497  "• 

by  loss  of  integral  part  of  membership 497  //.,  525 

by  expiration  of  charter 497,  49^-  5i6,  519,  521 

by  voluntary  agreement  of  members  and  surrender  146;/., 

499-500 

such  agreement  and  surrender  valid 146//.,  501 

when  inferred 502,524 

voluntary  or  practical  may  be  shown  in  suit  by  building  asso- 
ciation   540 

by  act  of  legislature 5"3 

by  decree  of  court  498-508 

members  cannot  ask,  for  irregularities  in  incorpora- 
tion   507"- 

State  alone  can  ask   for   misJ)ehavior,  &c  507,  539 

member  may  apply  for,  when  stock  at  par 516-517 

petition  for,  must  be  by  members  as  such 517 

when  member  cannot  petition  for 5' 7 

by  appointment  of  receiver,  being  ef|uivalent  to 522,  527 

by  concentration   of  .stock    and   securities   in    hands  of  one 

person 502,  524 

by  withdrawals 5^5 

what  is  equivalent  to 5^2 

premature,  effects  of 397i  523-53' 
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eft'ect  of,  on  jiulgnient  obtained  in  suit  pending  before 519 

on  right  of  society  to  prosecute  suit 519  u. 

on  member's  liability  to  pay  dues 523 

on  liabililes  of  society 521 

on  mortgage  given  by  society 521 

on  contract  of  borrower 397,  523-531 

as  defence  to  debtors,  cannot  be  insisted  on  collaterally 281, 

507,  539 

must  be  clearly  shown  to  escape  debt 252,  532 

when  may  be  shown 540-542 

settlements  incident  to 520 

DISTRIBUTION 

of  society's  assets,  borrower's  interest  in  final 122-123,  382-383 

borrower    entitled    to    share    in,    of   sur- 
plus  382-383,  530  «• 

upon  insolvency 511,  514-515 

status  of  lender  to  society  on 302 

fraudulent  directors  postponed 

192,  515 
of  proceeds  of  sale  on  mortgage  to  society,  rule  for  ascertain- 
ing amount  due  on  mortgage   ...  130-131.  339,  386,  440,  444,  445 
DISTRICT  OF  COLUMBIA 

cases  on  theory  loans  or  advancements 352 

DIVIDENDS 

redeeming   borrower  entitled  to  same  as  withdrawing  mem- 
ber   135,  136,  447 

what  primary  evidence  as  to  declaring  of 185 

fraudulent  declaring  of. 192 

declaring  of,  out  of  capital 192,  515 

declaring  of,  when  illegal 325-326,  327 

on  prepaid  stock 46 1 ,  463-464 

DOUBLE 

premium,  making,  on  same  money 395,  406 

assignment  of  stock,  eflfect  of. 483 

DOUBTS 

upon  previous  statutes  may  be  explained  by  legislature 43 

DUES 

member's  duty  as  to 63-70 

stock-payments,     subscriptions,     installments,    what     meant 

by 382-383 

amount   of,  and   details   as   to   payment,  to   be   set   forth   in 

articles 31  (4) 

receiving,  from  persons  after  suit  and  sale  estops  society  from 

denying  membership 55,  150,  448 

accruing  each  month  constitute  a  separate  debt 476 

liability  for,  ceases  only  with  membership  and  is  absolute... 63,  134 

ceases  on  dissolution 523 

not    removed    by    misbehavior,    &c.,    of    other 
members 63 
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liability  for,  not  removed  by  illejjal  acts  of  society  or  officers...  146, 

282,  303,  305,  310 

arises  when  capital  stock  subscribed 64,  466-467 

not  suspended  by  pendenc\-  of  suit 70,  152,  253 

ends  with  forfeiture  of  stock  75 

is  independent  of  obligations  as  borrower 382-383 

of  purchaser  subject  to  mortgage  to  society 

397  "•.  452 
may   be    enforced   against   member  by   assump- 
sit  64,  476 

on  shares  in  excess  of  number  limited  bj-  rules 281 

by  statute..  2S4 

borrower  bound  to  continue,  to  end  of  society 127 

not  after  dissolution 523 

reason  for  requiring,  to  pay ",82  )i. 

in  arrears,  lien  of  society  on  stock  for 66  {and  addenda),  475 

member  not  entitled  to  notice  when  payable 65,  476 

payable  in  cash  only 173  and  note,  203,  412  ;/. 

treasurer  cannot  receive  anything  but  cash  for 476  ;/. 

stipulation  for  continued  payment  of,  the  essential  feature  of 

building  association  loan 129,  43S 

significance  of 382-383 

what  covenant  sufficient  for 439"- 

partial  payments  of,  not  counted  in  computing  period  of  de- 
fault     247 

presumption  that  borrower's  payments  were  for 248 

order  of  application  of,   as  between  fines,   installments  and 

interest 416 

when  including  interest,  construction  of 336,  341 

interest  or  redemption  money 384,-  386,  387 

cannot  be  subdivided  to  impose  separate  fines..  427 
rebate  of  interest  allowed  on  repayment  of 

loan 444 

payment  of,  not  ipso  /ado  payment  to  mortgage.  3S5,  44S,  45S  //., 

477.  479-482,  487,  490.  548 

see  MAR.Sn.A.I.I,ING  OF  ASSKTS. 

payment  of,  credited  to  borrower's  general  account  cannot  be 
shown  by  officer  to  have  been  considereil  by 
the   society  as,  in  law,  payments  to  mortgage,  479 

may  be   applied   by  borrower  or  society  to  his 
debt 448,  478-484 

see  Application  ov  Stock. 

member  not  entitled  to  interest  on |Si 

regular,  estops  party  from  flenying  .society's  cor- 
porate existence,  when 546 

mortgage   and   decree,    after  payment   of   loan. 

stand  as  .security  for 68,  69,  382-3S3,  445,  449 

default  in,  wliat  is 246,  384  ti. 

see  STOCk-PAYMENTS. 
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omission  to  file,  dot-s  not  avoid  cliaiter  collaterally 537 

what  is,  of  certificate 537". 

nruAtiox 

of  society  to  he  proviilcil  for  in  articles 31   ( 10) 

where  fixed  by  general  law  omission  of,  in  charter  not  fatal...  497 
jieriod  of,  how  described  and  fixed 499-500 

nVKKSS 

what  constitutes,  in  usurious  loans 369 

DUTIES 

.of  membership  to  be  set  forth  in  articles 31  (4) 

what  are 62-S4 

continue  after  illegal  change  of  purpose  and 

character  of  society 178  «.,  310 

mortgage  and  decree,  after  repayment  stand 
as  security  for  performance  of... 68,  69,  382-383, 

445,  449 
payment  of  dues,  as  to 63-70 

is  one  of  the,  independent 
of  contract  of  loan,  &c,,  480 
borrower  agrees  to  perform,  during  existence 

of  society 124 

contributing  according  to  powers  to  success 

of  enterprise,  is  one  of  the 212 

of  directors  and  other  officers  to  be  set  forth  in  articles 31  (6) 

what  are 170-216 

as  well  as  powers,  depend  on  constitution  and  by- 
laws    177 

what  are  general 177' 

of  directors  as  to  board  meetings 191 

acts  done  in  line  of,  no  ground  for  compensation,  213 

of  executor  or  administrator  of  deceased  member 52,  53 

of  infants  and  married  women  as  members  47,  317-319 

of  solicitor 197 

of  surveyor 198  n. 

of  building  association  to  State  and  public 91,  92 

to  keep  funds  available  for  withdraw- 
ing members 113 

DWELLINGS 

acquisition  of,  by  members,  an  essential  part  of  the  building 

association  scheme 16  «.,  91 

(.5^^  Design.  ) 

E. 

EARL  OF  SELKIRK'S 

society  not  the  first  building  association 5  ;/. 

EARLY  HISTORY  OF  BUILDING  ASSOCIATIONS 4 

EARNINGS 

what  included  by 12  n. 

premiums  bid  are  not 327  n. 
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EFFECT 

and  validity  of  bond  or  mortgage  for  payment  of  dues,  &c....  440 

of  dissolution:  see  DissoLUTiox. 

of  appointment  of  receiver:  see  Appointment;  Receiver. 

EJECTMENT 

defences  to  mortgage  on 312  ;/. 

ELECTIONS 

method   and   time,  Sic,   for  holding,  should  be  provided  in 

articles 31  (6) 

general  discussion  of 164-168 

held  in  good  faith  will  not  be  set  aside 164 

must  be  conducted  according  to  constitution  and  by-laws 164 

when  void 164 

failure  to  hold,  does  not  dissolve  society 164,  49S 

control  of  court  over,  extent  of. 164 

no  usage  can  sanction  holding  of,  contrary  to  laws..  164 

by  minority 165 

notwithstanding  protest  of  majority 165 

of  less  number  of  directors  than  required,  valid;  of  greater, 

void - 166 

discretion  of  inspectors  as  to  closing  polls  for 167 

judges  and  inspectors  of,  maybe  candidates 167 

validity  of,  courts  will  not  inquire  into,  collaterally 16S 

what  primary  evidence  of 1S4 

bylaws  altering  prescribed  method  of,  void 266 

see  Bali^ot;  Polls;  Ticket. 

ELEMENTS  OF  CONTRACT 

between  society  and  borrowing  member- 122,  124-125,380, 

436-437 

EMBEZZLEMENT 

directors  liable  for 189 

what  is,  of  check  by.  secretary 207 

what  constitutes,  by  officers 207-208 

ENABLING  STATUTES 

construction  of,  as  to  infants  and  married  women  47,  (see  317-319) 

ENACTMENT 

of  by-laws:  see  By-Laws. 

ENCUMBRANCE 

purchaser  subject    to   usurious,    cannot   defend   against,    on 
ground  of  usury 37*^ 

ENDORSEMENT 

of  transfer  on  back  of  certificate 47'i  47^ 

ENFORCEMENT  OF  FORFEITURE  OF  MIvMni-RSHIP 

method,  &c.,  of,  must  be  set  forth  in  by-laws 74 

is  optional  witli  society  or  directors 74 

ENGLISH 

decisions  as  to  repayment  or  redemption 134-136 

cases  on  loans  or  advancements 34' 
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RNLARGEMENT 

of  corporate  powers  cannot  be  asked  by  directors  alone,  and 
if  granted  by  court  on  such  application,  is  void 17S 

l-NTRANCK  FK1-:S 

purpose  of ^3^ 

not  recoverable  by  inein1)er  under  any  circumstances..   106  ;/.,  138 

ENTRY 

in  receipt  book,  how  proved 479 

mortgagee's  right  of,  after  dissolution,  on  premises  mortgaged 

by  society • 52i 

right  of  society,  mortgagee,  to  maintain  writ  of,  after  illegal 

cancellation  of  mortgage 549 

EQUITABLE 

assignment  of  stock,  what  is. 47i 

considerations  for   restraining  execution   against   society  by 

withdrawing  member "2,  115 

lien  on  corporate  lands  follows  into  hands  of  allottees 84 

for  purchase  money 298,  307  n. 

title,  mortgage  of 433  "• 

when   not    defeated    by   purchaser  of    fee- 
simple 450 

EQUITIES 

none  against  society  taking  other  than  customary  security  96,  390 
of  borrower  repudiating  special  terms  of  repayment,  to  benefit 

by  them • ^46 

of  mortgagee  and  purchaser   superior    to  those  of  judgment 

creditor 492 

of  marshalling  assets. 485-494 

EQUITY 

member  mav  compel  settlement  with  society  in,  when 120, 

516-517 

preliminary  account  upon  foreclosure  of  mortgage  in 151,  445 

same   rule  as  to  computation  of  amount  due  on  mortgage  in 

law,  as  in 445 

winding  up  of  insolvent  society  should  be  in  511,  516,  526 

method  of. •  5ii.  5i5 

court  of,  power  of,   to  compel  reasonable  exercise  of  discre- 
tion by  directors. ^77 

jurisdiction  of,   to  compel  directors  to  account  for 

waste  and  misapplication  of  funds,   192 
basis  of,    in    foreclosure   of   mort- 
gages   445 

building   ass'n    mortgage    properly 

within 440 

in  winding  up  associations 516,  526 

will  not  relieve  against  reasonable  fines 413,  427 

but  against  forfeiture  without  credit 149.  478  ;/. 

see   Injunction;  Receiver;    Marshai^ung  of 

AS.SETS. 

of  redemption:  see  Repayment. 
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ERRORS 

of  judgment,  directors  not  liable  for  honest 1S9 

and  omissions  in  mortgages,  how  and  when^ cured....  4.34,  450,  451 
ESSENTIAL  FEATURE 

of  building  association  scheme  {see  Design) 16  and  note,  91 

EvSTOPPEL  {see  Ratification) 

upon  married  woman  by  recitalsin  mortgage 4S 

upon  depositor 56  ;/. 

upon  borrower  denying  his  membership 60 

does  not   take   place  where  mistake  or  fraud 

shown 60  and  note. 

defending  for  excess  of  loan  over  limit 98;/. 

denying  specific  powers  claimed  by  societ\- 544 

denying  society's  corporate  existence. 64  and  note, 

467,  543-544,  546 
setting  up  illegality  of  society's  acts  as  a  de- 
fence.  105,  2S1  ;/. 

extent    of   stock    in- 
terest as  defence 28 1 

security  as  a  defence.  312 
loan  to  stranger  as  a 

defence 90W.,  281;/. 

upon  member  raising  objection  to  deficiency  of  stock 64, 

281  and  note,  442,  516 
taking  advantage  of  extra- statutory  terms  of 

withdrawal,  objecting  to  their  validity 105 

denying  corporate  existence  by  plea  of  nut 

tiel  corporation 64,  281,543-544,  546 

denying  regularity  of  corporate  meeting 160 

who  agreed  to  di.ssolve,  disputing  legality  of 

the  act 501 

from  behavior  and  participation 546 

claiming  benefit  of  resolution  to  dissolve  from 

repudiating  duties  under  same 501 

WT^n  cestui  que  trust,  what  does  not  create 238 

upon  party  dealing  with  society  from  setting  up  plea  oi  ultra 

vires 278-285 

denying  corporate  ex- 
istence  543-546 

upon   society    from    denying  subscription    payer's    njeniber- 

ship 58,  150,  448 

after  compromise  with  member 82,  86,  283,  405 

from  setting  up  jjlea  of  ultra  I'ires  after  settle- 
ment with  borrower 143,  144,  283,  405 

from  rescinding  re.solution  acted  upon  by  mem- 
bers   143-144 

none  arises  from  admissions  of  insufficient  num- 
ber of  directors  to  bind  society 181 

from  denying  execution  of  instrument  222 

agency   of  person  permitted    to 
hold  himself  out  as  agent 230 
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upon  society  tVoiii  diMiyiiij;  aj^eiit's  power  to  contract 233,  394  n. 

status  of  depositors  as  creditors..  2S3 

legality  of  loans  made  to  it 298 

agent's  power,  when  executed...  233 
secretary's  statement  of  by-laws 

174  {addenda) 
from   setting  up  plea  of  iti/ra   I'iirs  as  to  pur- 
chase-money mortgage  where  title   validated 

by  statute  and  contract  executed 298 

upon     mortgagor    from    denying    society's    corporate    exist- 
ence  64  (?//</ //(Vr,  467,  544 

vendee  of,  from  same 544 

and     vendee    of,    from    denying    specific 

powers  claimed  by  society 544 

from  contesting"  validity  of  sale  of  stock  for 

non-payment  of  taxes 238;/. 

upon  purchaser  subject  to  mortgage  to  dispute  its  validity 90  ti. 

upon  defendant  who  led  plaintiff  to  a  certain  understanding 

of  their  contract,  on  which  he  acted 216 

upon  setting  up  plea  of;////  ticl  corporation  543-546 

from  admissions 543-545 

in  note  or  mortgage 64,  544 

in  pleadings 545 

from  behavior,  participation,  &c 546 

EVIDENCE 

corporate   books  primary,  of  membenship  and  relations   be- 
tween member  and  society 57 

of  elections,   meetings,  dividends, 

&c 185 

minutes  primary,  of  acts  and  contracts  of  directors  184,   185 

of  agent's  appointment 228 

primary,  should  be  produced  185 

when  secondary,  admissible 185 

parol,  when  admissible  to  shoiv  agent's  contract  to  be  that  of 

society 235 

of  custom 127;/.  (5t'i?86?/.,  106,  174) 

of  ownership  of  stock,  what  is 471,  472 

of  payments  must  be  clear 248 

of  officers  that  borrower's  payments  credited  to  his  general  ac- 
count, were  considered  payments  on  loan,  inadmissible 477 

on  trial  of  secretary  for  embezzle aieut  of  check,  what  is  207 

in  criminal  prosecution  against  officers 207-208 

variance  in,  what   differences  between  bond  recited  in  mort- 
gage and  bond  proved  is  not 549  ;/. 

EXAMINATION 

of  title,  charges  for  may  be  deducted  from  loan 196  «.,  379 

EXCESSIVE 

powers  granted  in  charter  under  general  statute,  void 41 

stock-interest  of  member  no  defence  to  his  obligations 281 
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EXECUTED 

compromise  partly,  cannot  be  rescinded 283 

contracts,  when  societj-  cannot  deny  power  of  agent  to  make..  233 

ultra  vires 279 

see  Estoppel;  Ultra  Vires. 

EXECUTION 

discretion   of  court   as   to  restraining,  on  judgment  against 
society  by  withdrawing  member 112,  115,  254 

arrest  of,  where  period  of  default  not  properly  averred 244 

shares  of  stock  not  liable  to,  at  common  law 469 

upon  stock  and  goods  pledged  or  covered  by  lien 475  and  note. 

equity   to   marshal   assets   is   one  against,  not  against  judg- 
ment   4S6  //.,  494  "■ 

will  not  be  set  aside  on  claim  for  marshalling  assets 461  «  ,  494  n. 

of  certificate  of  incorporation,  requisites  to  validity  of 1S8,  537  «. 

of  contracts,  mode  of 223 

or  instruments  under  seal  220,  221,  223;/. 

of  deeds,  belongs  to  president 171 

EXECUTIVE 

incorporation  by  letters  patent  from 33,  36 

EXECUTIVE  OFFICERS 

who  are,  in  building  association  and  other  corporations iSS 

cannot  sanction  payment  of  dues  and  fines  in  anything  but 
cash  so  as  to  relieve  treasurer's  sureties  of  liability 203 

EXECUTOR  OR  ADMINISTRATOR 

of  deceased  member  not  ipso  facto  a  member  51 

powers  and  duties  of 51 

whether,  may  become  member. 51 

liability  of,  to  fines  and  forfeitures  52 

when,    may    give     building    association 

mortgage .>'9  "• 

of  husband  oi  feme  coveit  member,  rights  of,  to  stock 469 

of  deceased   borrower   may  compel   application  of  stock   to 

debt 4^4 

EXECUTORY  CONTRACTS  ULTRA  I'IRKS 279 

EXEMPTION 

power  of  legislature  to  enact,  from  taxation 459 

of  building  association  mortgages  from  ta.xation 460 

EXHIBITS 

in  suits  by  society 24,5 

EX  PARTE 

fines  to  be  allowed  on,  foreclosure  of  mortgaj>e 415  4K) 

injunction  against  oflicers  ;m<l  rii.].()iiitnic-iit  of  receiver 5"9 

EXPEDIENCY 

of  granting  right  of  withdrawal 99 

of  voluntary  repayment '34 
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liability  lor,  incurred  before  incorporation,  where 27,  83 

S(-r  rKlCI.lMINAKV   ICxriCNSIvS. 

anil  losses,  members  must  contribult-  to 77 

borrower   bound    by    bis   mortgage   to   contribute 

to 79.^*^0.  128,  154,  356 

upon  what  implied  coudiliou 523  ;/. 

termination  of  member's  duty  to  contribute  to...  Si,  82 
before  withdrawal  are  set-off  against  withdrawing 

member's  claim,  when 78 

but  not  after  withdrawal 78  u.,  254 

burden  of  proving,  is  on  society 254  //. 

SCr   CONTRIIU'TION. 

all  interested  in  keeping  down 212 

EXPIRATION  OF  CHARTKR 

is  the  period  of  repayment  of  loans  and  squaring  accounts 129 

effect  of,  on  judgment  obtained  in  suit  pending  before 519 

upon  society's  corporate  existence  497,  498,  519-521 

by  original  limitation  may  be  shown  in  defence 540 

EXPOSITORY  AND  RETRO-ACTIVI-;  STATUTEvS 43 

EXTENT 

of  surety's  liability  strictly  measured  by  terms  of  bond 204-205 

of  powers  of  building  associations 218 

of  agents 231 

EXTRA  COMPENSATION 

directors  cannot  claim,  for  acts  in  line  of  their  duty 213 

when  officers  cannot  claim  on  enlargement  of  duties 210 

EXTRA  SERVICES 

directors  may  claim  compensation  for 213 

EXTRA-STATUTORY  TERMS  OF  WITHDRAWAL 143-146 

repudiating  member  when  entitled  to  benefit  of 105 

may  become  binding  on  society 105 


FAILURE  OF  INTEREST  CLAUSE 

in  building  association's  mortgage 317,  394,  441  «. 

FAILURE  OF  CONSIDERATION 

when  usury  creates  so  as  to  entitle  terre-tenant  to  defend 375  ;/. 

for  premium,  by  premature  dissolution 523,  528 

FEES 

entrance,  not  reclaimable  by  member 106;/.,  138 

purpose  of. 138 

of  solicitor 196 

of  surveyor 198  «. 

for  examining  title  not  usurious  if  deducted  from  loan 

196  «.,  379 

for  transfer  of  stock  on  books,  right  of  society  to  charge 471 

FEIGNED  ISSUE 

upon  judgment  confessed,  burden  of  proof  of  payment 248 
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FEME  COVER T:  see  Married  Women. 
FEME  SOLE 

status  of  husband  of 50 

FILLING  OF  VACANCIES:  .J.^^- Vacancy. 
FINES 

definition  of 412-414 

are  personal  charges 80  ;/.,  416 

when  and  when  not  recoverable  under  mortgage 416 

general  discussion  of 412-432 

liabilit}-  of  members  to,  to  be  set  forth  in  articles,  &c 31  (4) 

must  be  charged  for  dereliction  in  ineuibcrship  duties 426 

attention  to  official  duties  enforced  by 76,  206 

personal  services  enforced  by   -6 

are  payable  in  cash  only  203,  476  u. 

officers  liable  to,  for  neglect 76,   206 

must  be  notorious,   certain,   reasonable,  and  fixed  by  rules, 

419-422 

interest  cannot  be  charged  on,  iu  arrear 430 

remission  of,  discretionary  with  .society  or  directors 432 

society's  lien  on  stock  for  unpaid 475  {and  addenda) 

for  default,  liability  of  executor,   &c.,  of  deceased   memlier 

for... 52 

necessity  and  legal  aspect  of 412-414 

liability  for,  not  suspended  by  suit 152.  253,  432 

legality  of,  independently  of  statute 417 

regulation  of,  belongs  to  by-laws 41S 

requisites  as  to  provisions  authorizing  fines    ...419-424 

construction  of  .such  provisions 419-424 

reasonablene.ss 422-425 

are  in  the  nature  of  liquidated  damages  413-414 

when  recoverable  on  married  woman's  mortgage 

415-416 

an  es-sential  part  of  borrower's  undertaking 124, 

415-416 
allowed  on  ex  parte  foreclosure  of  mortgage.  ..4 15-4 16 

rules  to  be  obser\'ed  in  relation  to 41S-426 

cannot  exceed  statutory  limit 422,  425 

nmst  be  notorious 422 

mu.st  not  be  oppressive  422-423 

upon  fines  and  in  arithmetical  progression 422, 

423.  424 

miist  be  reasonable 422 

proper  measure  of. 425 

methods  of  assessment  of 421  u. 

must  be  certain 419 

must  be  e.stablished  by  rules. 419-421 

ambiguity  in  rules  impo.sing,  how  construed... 4 19-4 21 
standing  against  borrower  defeat  right  of  repay- 
ment      131 

member  defeat  right  of  with- 
drawal    131 
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for  default,  nuist  be  paid  before  security  vacated 154 

not  recoverable  from  straii,y;ers  1)orro\vinif 314-317 

from     infants     or    married    wo- 
men  3'7-3i9 

must  be  jKiid  even  where  not  mentioned  in  mort- 

gaj^'e  383  //. 

and  cannot  then  be  defalcated  from  debt 415-416 

npon  fines,  generally 422,  423 

order  of  application  of  debtor's  payments,  as  be- 
tween dues,  interest,  and 415-416 

on  payments  of  interest. 427-429 

dues  includintj  stock-payments  and  interest  can- 
not be  subdivided  so  as  to  charge  separate 427 

interest  cannot  be  charged  on,  in  arrear 430 

deduction  of  illegal  fines  paid 431 

liability  for,  ceases  on  dissolution ...  523 

in  unincorporated  building  associations  548 

FIRST  KNOWN  BUILDING  ASSOCIATION,  ACCOUNT  OF 5 

FIXED  OR  MINIMUM  PREMIUM 

illegality  of 95,  264,  325-326,  409-411 

when  borrower  may  defalk  from  debt  95,  411 

FIXED  VALUE 

see  Paid-up  Vai^ue. 

FORCED  REPAYMENT 

terms  of 149 

FORECLOSURE 

of  mortgage  in  equity,  preliminary  account  in 151,  445 

costs  in  suits  for 153 

continuance  of  default,  a  condition  precedent   to,    must   be 

averred 244 

fines  to  be  allowed  on,  ex  parte  and  otherwise 415-416 

basis  of  equit)' jurisdiction  in 445 

process  of,  in  equity 445 

mortgagee  of  defunct  society  entitled  to  decree  of. 521 

difference  between,  in  equity,  and   statutory  ,?rm'  facias  on 

mortgage  521  n. 

FOREIGN 

building  associations 274 

FORFEITURE 

of  stock,  forfeiture  of  membership  is,  and  vice  versa 75 

terms    of,    and    liability    to,    to    be    set    forth     in 

articles 31.74 

liability  to,  and  rules  concerning 72-75 

justification  of...  72 

legality  of  rule  for 72 

for  gross  impropriety  of  conduct 73 

causes  must  be  clearlyset  forth  in  rules 74 

does  not  take  place  until  declared 74,  150 

not  relieved  against ...     74 
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sale  of  stock  upon -  ■ 

euds  member's  interest  in  assets 75 

by   borrower,    not   a  necessary  consequence  of  suit 

upon  default  ...  150 

cannot    be    claimed   without    giving 

credit  for  stock  on  debt 149,  4S4 

waiver  of,  society  or  directors  may  make 74 

must  be  clearly  society's  act 59,  181 

can  be  made  only  by  majority  of  direct- 
ors    iSi 

ends  obligation  to  pay  dues,  &c 75 

liability  of  executor  of  deceased  member  to 52 

without  crediton  loan 149^  274,  477  //. 

of  charter  for  illegal  acts 27S,  328,  504-507 

grounds  of 505-506 

can  be  asked  only  by  State  on  quo  warranto...  507,  539 
of  charter  cannot  be  inquired  into  collaterally 40,  501  ;/., 

507,  535,  539,  543 

discretion  of  court  as  to  decreeing 505 

acts   amounting  to,    do  not  avoid  contract  collat- 

^'■^lly 2S1,  507,  539 

FORM 

of  security  does  not  affect  rule  as  to  repayment 13-, 

of  contract  immaterial  if  usury  in  its  substance 344,  357- 

358,  367  a)id  note. 
of  mortgage  must  conform  to  statute  and  by-laws 434 

FORMAL 

incidents  to  building  as.sociation  loan -,81 

FORMALITIES 

prescribed  in  case  of  withdrawal  must  ])e  observed 104 

of  affixing  seal 221 

of  execution  of  instrument  or  contract  under  seal 222,  223  ;/. 

required  to  make  binding  contracts 223 

of  transfer  of  stock 470 

must  not  be  unreasonable 472 

FORM.VriON  OF  BUILDIXG  ASSOCIATIONS    27-44 

preliminary  expenses  in 27,83 

see  lNCORPOR.\TlON. 
FRACTION'S 

of  years  disregarded  in  estimating  rebate  on  premium  i)er  un- 
expired year,  on  repayment  of  loan 137 

of  dues  paid  disregarded  in  com])uting  period  of  member's 
arrearages 247 

FRANCHISE 

acquisition  of  corporate:  see  iNCORPoR.vrioN. 

forfeiture  of 278,  ^28 

surrender  of,  by  voluntary  agreement 499-502 

expiration    of,    by  charter    limitation    may  be  sliown  in  de- 
fence   540 
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in  recital  of  mortgage  may  be  shown  to  remove  borrower's  dis- 
ability to  ileny  his  nienihership  60  ;/. 

relieves  member  from  inulert.ikings  as  to  stock-payments 63 

in  evading  prohibition  against  loans  to  strangers 60  ;/. 

in  representations  as  to  cheapness  of  loans,  &c.,  what  is  not...     63  ii. 
securing  advantages  not  common  to  all  members  is,  in  direct- 
ors   1^7 

of  directors  makes  them  personally  liable 189 

what  inattention  or  negligence  amounts  to,  in  directors 189 

of  ollicers,  agents  and  co-directors,  when  directors  liable  for...   189 

participation  in,  what  is,  in  directors 191.   ^92 

in  declaring  dividends,  effect  of,  on  directors 192 

of  directors  whereby  society  ruined,  postpones  them  on  dis- 
tribution  T92,  5'5 

of  agent,  when  society  liable  for 238 

when   makes  him   liable  for  interest  on  money  col- 
lected   239 

in  obtaining  charter  does  not  avoid  it  collaterally 535,  537 

does  not  absolve  members  from  obedience 

to  rules 305 

ground  of  forfeiture  thereof 506 

investment  uUra  vires  of  society's  funds  inlands  is,  upon  so- 
ciety   305 

not  necessarily  involved  in  usury 374 

unlawful  reservation  inserted  through,  renders  mortgage  void,  434 

of  officers,  when  ground  for  appointment  of  receiver 509 

in   misstating   amount   of  capital   subscribed  in  order  to  get 

charter,  no  ground  for  collateral  impeachment  537 

see  Dividends;  Nul  Tiel  Corporation;  Torts. 
statute  of:  sec  .STATUTE  OF  Frauds. 

FRAUDULENT  CONCEALMENT 

discharge  of  sureties  on  official  bond  by 203 

FREE  compp:tition 

in  bidding  for  loans,  indispensable .95,  394-397.  409-4" 

FREEHOLD  LAND  SOCIETY 

distinction  between  building  association  and 305 

building  association  cannotdo  business  of  a 304,  305 

sec  Land  Association. 

FUNCTIONS 

of  corporate  meeting 164 

duties,  liabilities,  and,  of  officers 170-216 

of  president  and  vice-president 171 

of  treasurer 172-173 

of  secretary • i74-i75 

of  directors 176-179 

of  trustees '95 

of  solicitor 196-19S 

of  surveyor 198  "• 

of  actuary 198  ''• 
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FUNDS  OF  SOCIETY 

right  of  member  applying  for  loan  of,  to  be  preferred  over  out- 
side investments  of Sq-qj 

want  of,  when  no  defense  against  withdrawing  member "..  113 

part  of,  must  be  kept  available  for  withdrawals 113 

statutory  limitation  upon  proportion  to  be  kept  therefor 114-116 

treasurer  the  keeper  of  the 172-17^ 

liability  of  directors  to  account  for  waste  and  misapplication 

of 

^  19^ 

^<?^  Corporate  Funds. 

G. 

GAINS 

see  Profits. 

GENERAL  AGENT 

secretary  usually  is,  of  society  j-, 

GENERAL  ISSUE 

plea  of,  admits  corporate  existence 251 

GENERAL  MEETING 

what  is ,.(j 

^5^ 

what  business  to  be  transacted  at 1^3 

notice  of,  how  to  be  given,  and  to  whom 159 

as  to  what  presumed  in  members 150 

duty  of  members  to  attend  and  vote  at 161 

GENERAL  RIGHTS  OF  MEMBERS  AS  CORPORATORS 86 

GENERAL  STATUTES 

incorporation  under,  by  patent ^ :; 

by  decree  of  court  -7 

by  voluntary  association 38 

court  incorporating  under,  may  define  purposes,  when ^^7 

necessity  of  compliance  with,  in  every  step  towards  incoqiora- 

tion ,,. 

effect  of  departure  from,  in  incorporation  ..      j,, 

powers  granted   in  charter  under,  in    excess  of,  are  void  and 

cause  of  forfeiture ,, 

see  Acts;  Chartj;r;  Powers;  Stati-tks;  Ultra  Viuks. 
GENERAL  WORKINGS  OF  BUILDING  ASSOCIATIONS 

description  of v;_, , 

GEORGIA 

cases  on  theory  of  loans  or  advancements 356 

recovery  of  usury  in ^j,_   ^72 

GOOD  BEHAVIOR 

see  Ofkicf.rs;  Official  Bonds;  Surktiks. 
GOVERNMENT 

of  building  association,  general  discussion  of '57-169 

should  be  set  forth  in  articles,  &C...31  (6) 
is  substantially  in  hands  of  officers 169 

of  unincorporated  building  association 549 

j^^  Officers;  Corporate  Meeting;  Directors. 
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GRACK 

nmning  of  period  oi',  lor  p;iyiiK-iit  of  arrears  not  interrupterl 
by  brinjiing  and  peiuleiicy  of  suit 152,  38S,  432 

GRANT 

of  excessive  powers  in  charter  voiil  and  cause  of  forfeiture 42 

GREEKNWICH  UNION  lUlI.DlNG  ASSOCIATION 

account  of 5 

GROSS 

impropriety  of  conduct  cause  of  forfeiture  of  membership 73 

errors  of  judgment,  if  honest,  create  no  liability  in  directors..  189 

inattention  and  negligence  renders  directors  liable     .  189 

GROUND-RENT 

covenant  for  payment  of,  properly  inserted  in  mortgage 394, 

439  «.,  449 

GUARANTEE 

of  payment  of  prior  encumbrance  held  /iZ/ra  vires 297  ;/. 

GUARANTOR 

may  defend  for  usury  in  principal's  contract 374 

of  mortgage  debt  bound  by  terms  of  the  deed 397 

of  borrowers  debt  may  compel  application  of  stock  to  it 484 

see  Surety. 

GUARANTY 
see  Surety. 

H. 

HARDSHIP 

of  bargain  will  not  itself  excuse  performance 397 

HEIRS 

when  membership  of  decedents  passes  to 53 

terms  of  repayment  of  loan  by 396 

HIGHEST  BIDDER 

entitled  to  loan 89,  95 

see  Minimum  Premium. 

"  HIS  "  CONSTRUED  "  ITS  " 

in  agent's  acknowledgment  of  corporation  deed 235 

HISTORY  OF  BUILDING  ASSOCIATIONS 

early 4 

in  America 6 

HOLDER  OF  STOCK 
see  Owner  oe  vStock. 

HOMES 

acquisition  of,  by  members  an  essential  aim  of  building  asso- 
ciation scheme  {see  De.sicn) 16  «.,  91 

HOMESTEADS 

see  Design;  Homes. 
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HOUSES 

acquisition  of  by  members  a  principal  aim  of  society 16  //.,  91 

see  Design. 

when  society  may  erect 297  and  note. 

building  of,  and  dealing  in,  by  society,  ultra  viirx 304 

HUSBAND 

see  Married  Womex. 

oi  fevie  sole  menih^r,  status  of,  at  common  law 50 

what   is  sufficient  reduction  into  possession  of  wife's  stock 

by  5^' 

liabilities  of,  to  society,  may  be  secured  by  mortgage  of  wife's 

separate  estate 3 '9 

joint  judgment  of  husband  and  wife 31S 

HYPOTHECATION  OF  STOCK 

does  not  bar  member's  right  to  vote S6 

is  collateral  security  only,  not  a  credit  on  debt 458  «. 

levy  on  stock  after 475 

member's  rights  after 86,  123,  475 

to  society  gives  it  absolute  right  to  apply  to  debt 484 

as  collateral  to  mortgage,  marshalling  of  assets  upon  485-494 

.y^(?  Attaching  Creditor;  Levy;  Marshaixing  of  Assets. 

I. 

IDENTITY 

of  name,  when  an  objection  to  incorporation 28 

of  various  forms  of  mortgages  as  to  sub.stance.  ■■•129,  133,  436-43S 

IGNORANCE  OF  DR.\FTSMAN 

unlawful   provision   inserted   in   mortgage  through,   may  be 
corrected 434 

ILLEGAL 

acts  of  society  not  aided  by  custom  or  usage 164 

no  defence  to  enforcement  of  obligations..  146,  282, 

303.  3»5.  310 

penalty  iov,  on  quo  -warranto 325-326,  32S 

do  not  avoid  charter  collaterally 505.  539 

by-law,  obligations  depending  on,  cannot  be  enforced 53'*^ 

conduct  of  society  and  officers  no  d.-n^uv-  tn  obligations 146, 

282,  303,  305,  310 

grants  in  charter  void  and  cause  of  forfeiture  I' 

powers,  discretion  of  court  on  quo  -carranto  as  to  penalty  for 

a.ssumption  of. 5^5 

votes,  effect  of  acceptance  of,  on  election 164 

ILLEGALITY 

of  retro-active  and  expository  statutes                       43 

of  regulations  defeating  purpose  of  making  members  laml- 

holders 9' 

of  society's  acts  when  a  ground  of  defence  and  when  not 146, 

281-285,  294  and  note,  303,  305,  310 

of  security  cannot  be  set  up  as  a  defence  by  borrower 312 
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of  loan  cannot  be  set  up  as  a  defence  by  borrower..  314 

of  some  bv-laws  does  not  avoid  charter  collaterally  538 

ILLINOIS 

cases  on  theory  of  loan  or  advancement 350 

•'  IMMKMORIAL  USAGK" 

has  no  place  in  bnilding  associations 260  //. 

IMPI^DIMlvNTS 

to  transfer  of  stock,  nnlawfnl 47' 

IMPLICATION 

of  fraud  when  arising,  and  effects  of 192 

none  arises  that  acts  done  in  line  of  duty  where  rendered  at 

special  request  of  person  benefited 213 

as  to  existence  of  agency,  where  arises 230 

repeal  of  statutes  bj' 32''- 

IMPLIED 

no  liability  is,  as  to  sureties  beyond  precise  terms  of  bond  {see 

Indemnification) 204-205 

assumpsit,  none  arises  in  favor  of  officers  for  compensation. ...  212 

powers  of  building  associations 218 

agents 229 

contracts,  liability  of  society  on 224 

ratification  of  agent's  acts 233 

l)reach  of,  warranty  of  authority,  officer  or  agent  contracting 

i///ra  vires  liable  for.. 176,  277 

prohibition  upon  certain  acts,  effect  of 280 

power  to  take  interest,  in  power  to  loan  324,  385 

power  to  take  security  for  loans 39° 

covenant  in  mortgage  to  make  up  difference  between  proceeds 

of  sale  and  whole  sum  due 44^ 

assumpsit  to  same  effect 44^ 

■condition  in  stock-subscription 64,  466 

may  be  waived;  effect  467 

unanimous  consent  to  dissolve,  when 502 

powers,  what  are,  in  power  to  make  advancements 297  «  ,  312  ti. 

power  to  build  houses • 297  ;/. 

fraud  :  see  Constructive  Fraud. 

IMPRESSION 

seal  must  be  such  as  to  make  an 220 

IMPROPRIETY  OF  CONDUCT 

gross,  cause  of  forfeiture  and  membership  73 

IMPROVEMENTS 

right  of  making,  how  far  involved  in  power  to  acquire  lands...  297 
where  purchaser  for  value  under  void  sale  may  recover  for 451 

IMPRUDENT  CONTRACT 

right  of  corporation  to  make 82  «.,  325  ;/. 

INATTENTION 

directors  liable  for  gross 19^ 
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INCIDENTAL 

taking  of  security  is,  to  power  to  make  loan 390 

contract  to  procure  insurance  is,  to  power  to  take  security......   ^,94  ;/ 

officer  cannot  claim  extra  compensation  for  acts  which  are,  to  ^ 

his  office 

213 

INCIDENTS 

to  loan  or  advancement ^g__,  _ 

formal  to  building  association  loan ^3i 

INCOME 

what  included  bv 

^^°^^ • • ■■^■■■■■:z::::::;z:::z46:-46r' 

INCORPOR.\TlON 

effect  of,  upon  liability  for  expenses  incurred  before 27,  213 

by  name  already  in  use  vnll  be  refused '     38 

various  methods  of ^2-^q 

by  executive -^-^6 

by  special  act  of  legislature ,.    ,;. 

by  special  act,  by  existing  constitution  and  by-laws,  without ' 

setting  them  forth  in  act -,-    ^ri 

by  decree  of  court '    ,_ 

by  voluntar}'  association ,3 

under  general  statute,  necessity  of  compliance  with  same 40 

terms  of,  binding  on  State  and  society 42 

is  a  contract  between  vState  and  society 42 

consideration  for  grant  of,  and  reciprocal  duties  from 54 

latitude  as  to  powers  under  general  statute 41 

compensation  for  services  before,  not  to  be  thrown  on  society...  2n, 

when  assumpsit  will  lie  for 213  ti. 

averment  of,  in  suits  by  and  against  society 251 

pleas  to ' 251 

proof  of,  dispensed  with  by  plea  of  general  issue 251 

purposes  of,  when  court  mayspecify 262 

effect  of. ,g^ 

irregularities  or  fraud  in,  ground  of  forfeiture  of  charter 506 

collateral  inquiry  into  validity  of. 535-539 

rule  as  to,  the  same  under  all  forms  of 536 

5<f<?CH.\RTER;  Cor.i.ATKRAL Inquiry;  NuLTiKr,CoRi'OR.\TioN. 
may  be  shown  from  face  of  charter  not  to  have  been  under 

building  association  acts     54, 

what  defects  in,   will  bar  society  from   building  association 

powers 5,, 

of  incorporated  society  does  not  validate  void  contracts  made 

before  incorporation 548,550 

effect  of,  on  rights  acquired  by  society 

before ^ijo 

see  Parties. 

INCREASE  OF  CAPITAL  STOCK 

when  lawful  and  when  void 46s 

not  ordinarily  within  j)owers  of  directors 178 

how  accomplished j^g 
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stY  Kncumbranck. 

IXDEBTKDNKSS  OF  BORR(nvi:R  TO  SOCIETY 

reduced  by  what  ciedils  (.■.■(■(•  Hokkowi'.k) 78 

elements  of  contract  of  (srr  V.i.y.yiHsrs) 124-125 

includes     profit     and      loss    account     (str     CONTRIBUTION; 

Losses) '28,  356 

does  not  contemplate  return  of  money  before  dissolution 129 

stock   may  be   appropriated  in  licjuidation  of  {see  Appijca- 

tion) 149    15" 

lien  of  society  on  stock  for. 475  {a>i(i  addenda) 

proof  of  dissolution  must  be  clear  to  evade 532 

effect  of  dissolution  upon 523-531 

INDEMNIFICATION 

members  do  not  owe  to  directors  personally  liable  for  con- 
tracts ultra  I'ires 3^7 

bond  for,  against  liens  does  not  bind  sureties  for  losses  after 

mortgage  has  merged 204  ;/. 

INDEMNITY 

bond  of,  to  prior  incumbrancer 297  ;/. 

INDEX 

error  in  entering  mortgage  on,  does  not  invalidate  mort- 
gage    450 

INDICTMENT 

formal  parts  of,  in  criminal  prosecution  of  officer 208 

INDIANA 

cases  on  theory  of  loans  or  advancements 363 

INDIVIDUAL 

members  presumed  to  assent  to  lavi^ful  acts  of  majority 157 

see  Assent. 

not  presumed  to  assent  to  acts  ^iltra  vires 157  ;/. 

see  Dissenting  Members. 

may  sue  delinquent  directors  for  society 194 

see  Actions;  Directors. 

cannot  be  sued  for  corporate  undertaking 536 

directors,  when  only  can  be  sued  by  officers  for  salaries 216 

liability:  see  Personal  Liability. 
INDIVIDUALITY 

of  members  not  recognized  by  the  law 84 

INELIGIBILITY 

of  officer  de  facto  does  not  prevent  his  acts  from  binding 
society 168 

INFANCY 

in  some  States  no  bar  to  membership  (5^1?  Infant) 46 

INFANT 

powers  of,  as  member 47 

mortgage  of,  in  Maryland 47"- 

may  be  agent 228 

loans  to 317 
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INFERENCE 

of  law  as  to  fraud jg, 

see  Presumption. 
INITIALS 

used  in  proof  of  ser\-ice  endorsed  on  writ 24^, 

INJUNCTION 

against  officers  acting  unlawfully 87,  94,   178 

right  of  individual  members 

to  obtain 194 

attempting  to  make  improper  investments 94 

and  appointment  of  receiver,  ex  parte 509 

and   appointment  of  receiver   must  be  asked 

for  by  member  as  such 517 

and  appointment  of  receiver,  when  borrower 

cannot  ask  for 51J 

directors  seeking  to  change  character  and  purpose  of 

society i-S 

employe  suing  for  salary  when  granted 211  ;/. 

holder  of  society's  bond  and  mortgage  ultra  vires 309 

defence  to  society's  mortgage  on  ground  of  dissolu- 
tion     C2I 

collection  of  taxes,  will  not  lie 459 

majority   seeking  to  dissolve   society,   at  instance  of 

minority i^- 

improperly  granted  against  collection  of  mortgage  should  not 

be  dissolved  until  indebtedness  ascertained 151  u. 

INNOCENT  PARTIES 

as  between,  which  liable  for  damages  sustained 23S 

IN  PARI  DELICTO 

society   and  its  borrowing  member,  when  held  to  be,  as  to 

usurv- ^72 

INQUIRY 

when  purchaser  need  not  push,  beyond  recitals  in  mortgage....  376  ;/. 
into   validity   of  charter,    corporate   existence,    etc.:   see  Coi,- 
LATERAi,    Inquiry;  Ch.\rter;    Corporatk   E.xi.stenci:; 
NuL  TiHL  Corporation. 
INSOLVENCY  OP  BUILDING  AvSSOCIATION 

what  is tjii 

cannot  occur  from  indebtedness  ultra  vires 513 

does  not  dissolve  society 49S 

destroys  right  to  withdraw 108 

when  a  defence  against  withdrawing  member in 

is  no  ground   for  dissolution 510,   <ii  i 

proper  method  of  winding  uj)  society  \\\)0\\ 51 1,  514-515 

order  of  priority  of  payment  on  distribution  upon SM^S'S 

INSOL\'ENCY  LAWS 

winding  up  in.solvent  building  association  under 4S5 

INSPECTION 

by  auditors  of  mortgages  and  other  securities,  articles  should 
provide  for  periodical 31  (7) 
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INSPRCTORS  AND  JUDGKS  OV  IvLI'X'TlON 

iiiav  be  candidates '67 

discretion  of  former,  as  to  keeping,'  polls  open 167 

INSTALLMICNTS 

what  meant  by '2 

amonnt   and    details  as   to  payment  of,  to  be  set  forth  in  ar- 
ticles  3'  (4) 

are  payable  in  cash  only I73  "  .  203,  412  n. 

each  a  separate  debt 74"- 

Sir  DuKs;  Stock-Pavmi<;nt.s. 

INSTRUMKNTS  UNDER  SEAL 

formalities  of  execution  of. 220,  221,  222,  223  /i. 

what  contracts  must  be  by 221,  223 

INSUFFICIENCY 

of  proceeds  of  sale   to   cover  whole   sum  due   on  mortgage, 
remedy  in  case  of 44^ 

INSURANCE 

contract  of  society  to  effect,  on  mortgaged  premises,  is  lawful,  233  ;/. 

measure  of  damages  for  breach  of 233  ;/. 

covenants  for  payment  of,  properly  inserted  in  mortgage 394, 

439.  449 

INSURANCE  COMPANY 

when  bound  by  contract  of  agent 229 

INTENTION  OF  LEGISLATURE 

in  authorizing  formation  of  building  associations:  seeDRSiGyi. 
by-laws  and  amendments  must  conform  with 34 

INTEREST 

on  maturity  or  withdrawal  claims 1 19 

excessive  rate  of,  in  Starr-Bowkett  societies 22 

details  as  to  payment  of,  to  be  set  forth  in  articles 31  (5) 

an  incident  to  loans 124,  129,324,  385 

society  cannot  demand,  after  repayment  of  loan 124  ;/., 

384,  386,  387,  444 

paid,  borrower  to  be  credited  with  on  account 132 

bringing  of  suit  not  a  refusal  to  accept 152 

runs  during  pendency  of  suit 152,  253,  388 

not  decreased  while  loan  runs 3^5 

otherwise  under  Ohio  statute 385''- 

when  stops  running 386-387 

on  partial  payments,  rule  as  to,  inapplicable  to  stock-payments,  477 

stops  upon  tender 152,  253,  388,  454 

upon  return  of  loan 124  ;/.,  384,  386,  387,  454 

starts  upon  agreement  to  accept  tender 152,  454 

agent  when  chargeable  with,  on  moneys  collected 239 

clause  for  judgment  on  default  of,  scire  facias,  etc.,  in  married 

w'oman's  mortgage  good 3^7 

right   of  reservation   of,  implied   in   right  to  loan,  hence  not 

ultra  vires 324 

does  not  diminish  by  reason  of  borrower's  stock-payments, 

332,  385 
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l^rnRBST—Cofiimtied. 

method  of  payment  of,  in  building  association  loan  V2 

under  name  of  ' '  dues, ' '  "  redemption  money  " ^^ 5 

usuriously  paid,  when  recoverable ' -'6Q-^'-^ 

allowance  of,  to  borrower  on  repayment ...!y...!.7.        i37-i'9 

rebate  of,  on  computation  of  amount  presently  due  on  mort-    ^ 

S^g^ 386 

on  repayment,  where  dues  include,  or  redemption 

°^0"e>' 444 

IS  a  compensation  for  money  forborne no    -^s- 

premium  which  is  only  increased,  illegal '...!...."..r...407-4oS 

upon  premium ^ 

an  anomaly .,_ 

fines  upon  default  in  payment  of 42--42Q 

cannot  be  charged  on  fines '    ,j[ 

..  ,  ...  43^ 

liability  to  pay,  ceases  on  dissolution cj, 

allowed  on  partial  payments 

in  stock,  extent  which  member  allowed  to  hold 86 

is  basis  of  member's  rights 122 

by-laws  contrary  to  society's 270 

in  excess  of  legal  rate -g- 

combination  of,  with  expenses ,35 

allowed  by  society  on  prepayment  of  stock  dues 461,  464 

INTERPRETATION 
see  Construction. 

by  courts  of  statutes  previously  passed  cannot  be  controlled 
by  legislature 

INVALIDATING 

of  deed  duly  executed,  what  plea  available  for  the  purpose  of,   222 

INVESTING  AND  BORROWING  MEMBERS 

relation  of,  to  scheme  and  definition  of  building  association...     17 

INVESTMENT 

of  funds,  except  by  loan  to  members,  is  mere  shi  ft 9, , 

of  surplus  funds .^r  „ 

of  funds  in  real  e.state ■;oi--io8 

society  may  take  notes  as  an 3,2 

of  funds  in  stocks  for  speculation 32^ 

"sk  in '""""481^  4K2 

INVESTORS 

who  are ,^ 

cannot  be  forced  to  withdraw 1 4- 

,  .  '•*/ 

aUvantages  to,  in  permanent  societies 23 

see  Mhmhkr.s. 

IOWA 

loans  or  ad vancenients  i n ^6  • 

IRREGULAR  MEETING 

of  directors,  acts  of,  when  binding  on  society 180 

of  society,  acts  of,  not  l»inding 16, 

may  lie  ratified 160 
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IRREGITLARITIKS  IN  OBTAINING  CHARTER 

grouiul  for  interference  of  State,  to  forfeit  charter 40,  506 

cannot  be  inquired  into  collaterally 501  11.,  535,  537 

which  do  not  avoid  charter  collaterally 537 

members  cannot  petition  for  dissolution  on  ground  of 507  ;/. 

see  Nui,  TiEL  Corporation. 

ISSUE 

see  General  Issue;  Pi^eading. 

ISSUE  OF  SHARES 

conditions  of,  to  be  set  forth  in  articles 31(3) 

in  serial  societies 24,  25 


JOINT 

and  several  liability  of  managers  of  inchoate  society  for  pre- 
liminary expenses 27 

execution  of  authority  by  agents,  when  necessary 237 

judgment  of  husband  and  wife 318-319 

mortgage  of  husband  and  wife 319 

security  of  husband  and  wife  for  husband's  debt 319 

member  and  stranger  for  member's  debt 392 

liability  of  principal  and  agent  for  agent's  torts 238 

obligor    may    compel    application    of   borrower's    stock    to 

debt 484 

JUDGES  AND  INSPECTORS  OF  ELECTION 

may  be  candidates 

JUDGMENT 

against  society  binds  stockholders 122  ;/.,  240 

by  withdrawing  member,  what  averments  will  stay  execution 

of Ill,  112,  115 

when  withdrawing  member  may  proceed  to,  against  society .  .    1 11 , 

115,  254 
for  want  of  affidavit  of  defence,  where  not  to  be  taken 244, 

254. 255  "• 
obtained  in  suit  pending  before  expiration  of  society,  when 

void  thereafter 521 

joint,  of  husband  and  wife 318 

equity     of     marshalling     assets      against     execution,      not 

against 486  n.,  494  ;/. 

usury  merged  in,  cannot  be  recovered 377 

see  Execution. 

directors  not  liable  for  gross,  but  honest,  errors  of 183, '189 

JUDGMENT  CREDITOR 

has  only  diligence  to  commend  him 492 

standing  of,  as  to  marshalling  of  assets 492 

equities  of,  inferior  to  those  of  mortgagee  or  purchaser 492 

is  not  ' '  purchaser  "  or  "  mortgagee  " 492  «. 

JUDICIAL  SALE 

see  Proceeds;  Process;  Sheriff's  Sale. 

of  mortgaged  premises  on  death  of  borrower,  effect  of 148 
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JUDICIARY 

see  Court. 

JUNIOR  ENCUMBRANCER 

see  Purchase;  Purch.\ser;  MARSH.\i,i.rxG  of  Assets. 

rights  of,  upon  sale  under  prior  mortgage 4S5 

JURY 

when  the  judge  of  the  legality  of  by-laws 263 

to  judge  whether  premium  usurious 341,  354,  356 

JUSTIFICATION 

see  Fines;  Fofeiture;  Premium;  Withdrawal. 

K. 

KANSAS 

cases  on  theory  of  loans  or  advancements 343 

KENTUCKY 

cases  on  theorj-  of  loans  or  advancements 360 

building  association  suing  in,  must  give  bond  for  costs 242  n. 

KINDS 

various,  of  building  associations 18-24 

L. 

LACHES 

compromise  or  settlement  cannot  be  opened  for  usury  where 
applicant  was  guilty  of 370-371 

LAND 

see  Real  E.st.a.te. 

LAND  ASSOCIATION 

building  association  cannot  be  changed  into 178 

distinction  1)etween,  and  building  association 178  "  .  305 

change  of  building  association  into,  does  not  destroy  corporate 

existence 178  «. 

building  association  cannot  do  business  of 304,  305 

conversion  of  society  into,  does  not  abrogate  member's  obli- 
gations  282,  303,  305,  310 

see  Freehold  Land  Society. 

LAND  SOCIETY 

see  Land  Association. 

LAPSE  OF  CHARTER 

by  original  limitation,  when  occurs 497,  49S,  516,  519-521 

effect  of,  on  society's  corporate  existence  (see  Dis.solution).  .  516 

by  charier  limitation  may  ];e  shown  in  <lefence 540 

collateral  inquiry  into  :  see  Collateral;  I'okfkiture;  Nul 

TlIvL  COKI'OKATKkN. 

LARCENY  OF  CHIXK 

by  secretary,  what  is 207 

LATITUDE 

in  framing  rules  under  incorporation  by  i)atent  or  .special  act...     36 
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LAW 

of  building  associations,  basis  of  general  treatise  on 2 

scope  of  treatise  upon 3 

courts  of,  apply  same  rules  of  computation  of  present  value  of 
mortgages,  as  chancery 445 

LEASE 

void  for  want  of  seal 221 

assignment  of,  need  not  be  under  seal 221 

form  of,  as  subterfuge  for  usurious  loan 349"- 

LEASEHOLD  PROPERTY 
str  Renewal. 
mortgage  on,  to  society,  valid  security 297  ;/.,  433,  441  ;/. 

LEGAL  REMEDIES 

by-laws  prohibiting  members  from  pursuing,  generally  void...  271 

LEGALITY 

of  charter  cannot  be  inqxiired  into  collaterally 40,  501  ;/. 

535-539.  543 

nor  of  election  of  officers 168 

nor  of  officers'  acts 168 

criterion  of,  of  acts  of  society 276 

LEGISLATURE 

intention  of,  incorporating  by  special  act  nmst  be  observed  in 

ordaining  and  amending  constitution,  by-laws,  &c 34 

incorporation  by  special  act  of. 34-3^ 

incorporation  by,  by  existing  constitution  and  by-laws  35,  551 

power  of,  to  modify  charters  by  subsequent  enactment 42 

cannot  control  courts  in  interpreting  laws  previously  passed...  43 

may  change  remedies  at  any  time 44 

will  of,  how  expressed  as  to  creation  of  corporation 262 

may  remit  taxes  on  building  association  mortgages 459 

see  County. 

cannot  impair  obligation  of  contracts 503 

when,  may  dissolve  building  associations 503 

defining  of  purposes  of  incorporation  belongs  to,  not  to  society,  506 

LENDER 

may  follow  money  into  lands,  when 307 

holding  collaterals  for  debt  not  enforceable  because  n//ra  vires 

not  compellable  to  surrender  unless  paid  307  n. 

status  of,  on  distribution  of  society's  assets 302 

depositor  is 3°! 

LENDING  MONEY 

misuse  of  power  of,  by  society 311-322 

LETTERS  PATENT 

incorporation  by 33.  3^ 

LEVY 

see  Attaching  Creditor;  Hypothecation. 

upon  stock  held  by  society  as  collateral  security 475 

"  LIABILITIES" 

of  building  association  :  what  included 12  w. 
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LIABILITY 

see  Personal  Liability. 

for  preliminan-  expenses  27 

of  members  and  borrowers  to  fines,  etc. ,  to  be  set  forth  in 

articles 31  (4) 

not    suspended    by   bringing  ajid   pendency   of 

suit 152,  388,  432 

of  depositors 56 

to     contribution    cannot    be    evaded    by    transfer    or    with- 
drawal  77,  78 

personal,  of  members,  for  debts  of  society 83,  84,  536  u. 

of  society  to  account  for  profits  arises,  when 100,  125,  129, 

332,  339.  477.  481,  482 

of  defaulting  borrower 149,  481-482 

duties,  functions,  and,  of  officers 170-216 

for  not  keeping  proper  minutes 184 

of  directors  as  bailees  or  mandataries 191 

for  losses,  &c 191-192 

to  account  for  waste  or  misapplication  of  funds...   193 
to    suit    by  individual    members    {see  Actions; 

Directors  ) 194 

in  approving  official  bonds 202 

of  solicitor 197 

of  surveyor 19S  w. 

of  sureties  strictly-  confined  to  terms  of  bond ....204-205 

of  officers  to  fines  and  amotion 206 

see  Crimin.\l  Liability. 

or  agents  by  reason  of  contracts  ultra  vires 277 

of  borrowers,  how  affected  by  premature  dissolution  523-531 

for  losses  and  expenses 79,  80,  128,  154,  356,  496  //, 

of  defendant  on  contract  whereof  he  led  plaintiff  to  a  certain 

erroneous  understanding , 216 

of  society,  for  services  and  expenses  before  incorporation 27,  S3 

to  suit  by  salaried  officer  improperly  removed 215 

upon  implied  contracts  224 

for  torts  and  misrepresentation  of  agents 243 

to  r.uits  and  actions  generally  [see  Actu)NS).... 240-259 
to  State  for  dei)arture  from  powers  granted 32S,  498 

LIEN 

on  member's  stock  in  favor  of  society 66 

what  by-law  provision  create. ..66  ;/.  (^aiid  aiiiieiida) 

does  not  exist  at  common  law 66 

how  created 4";$  a/td  addendti. 

priority  of,  over  pledgee 475 

prevents  transfer  and  withdrawal 475 

of  mortgage  though  vacated,  menibi*rs  still   bound  on   cove- 
nants for  dues,  &c 69 

of  mortgage  divested  by  sheriff's  s;ile  under  it 1)6 

on   corporate  property,  etjuilable,   follows  sajne  in   hands  of 

members 84 

for  purchase  money,  equitable 300,  307  ;/. 
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for  purchase  juoney,  follows  inti)  liaiids  of  third  ]iarties 307 

levy  on  stock  covered  by  society's  [sir  Attaching  Cred- 
itor)   475 

str  ISIarshai,ung  ok  Asskts. 
LIMITS 

statutorv,  effect  of,  upon  funds  available  for  withdrawals 114 

design  of  same 115 

and  charter,  of  powers  of  society , 218 

upon    reservations   in   loans   must   be   strictly   ob- 
served    365 

upon  duration  of  society  is  part  of  charter  though 

omitted  497 

of  powers  of  directors  [see  Directors) 178 

of  agents  (^^6' AGENTS) 231 

of  society  (.vtr  Powers;  Ui/fRA  Vires) 218 

of  amount  of  loan  or  advancement  receivable  by  member 402 

of  personal  liability  of  members  for  corporate  debts  {see  Per- 
sonal  LlABIElTY) 83 

LIQUIDATED  DAMAGEvS 

fines  are 413-414 

"LOAN" 

what  is 13 

LOAN  OR  ADVANCEMENT  TO  MEMBERvS 

contract  of,  and  membership  contract  construed  together 80 

in  excess  of  prescribed  limit 98  «. 

liability  of  directors  for  loss 190 

terms  used  as  synonymous 88  n.,  329  ;/. 

matter  of,  to  be  regulated  in  articles 31  (5) 

what  is  and  what  not  a  true  building  association 333,  518 

signing  agreement  as  prerequisite 250 

right  to  receive,  nature  of  member's 20,  88,  469 

highest  bidder  has  absolute 89 

provided  he  can  furnish  proper  security 20, 

89,  96 

elements  of  contract  of.". 122,  124-125,  329,  436-437 

which  make  it  something  more  than  mere  loan, 

338.  339.  365 

what  included  in 380,  395 

nature  of  transaction  of 382,382-383 

incidents  to  {see  Minimum  Premium) 3^7-397 

analysis  and  theory  of  contract  of. 329-366 

cases  on,  in  Alabama 349 

Arka  n  sas 348 

Connecticut 364 

District  of  Columbia  352 

England 341 

Georgia 356 

Illinois 350 

Indiana ...  363 

Iowa 364 
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cases  on,  in  Kansas 343 

Kentucky 360 

Louisiana 34S 

Maryland 342 

Massachusetts 346 

Michigan 353 

Minnesota 351 

Mississippi 353 

Missouri 364 

Nebraska 359 

New  Hampshire 354 

New  Jersey 347 

New  York 355 

North  Carolina 357 

North  Dakota 345 

Ohio 364 

Pennsylvania 361 

South  Carolina 358 

Tennessee 344    ' 

Texas 362 

Virginia 352 

West  Virginia 364 

practical  results  of. 39^ 

in  terminating  societies  18 

in  permanent  societies 23,   154 

method  of  obtaining 19 

who  entitled  to,  as  member 20 

amount  member  is  entitled  to  by  way  of. 20,  98 

impossibility  of  enforcing  terms  of,  does  not  affect  borrower's 

rightsof  membership 55 

person  may  become  member  merely  to  obtain 55 

recovery  of  whole,  out  of  lands  mortgaged,  and  subsequent 

receipt  of  dues  estop  society  from  denying  membership 58 

after  repayment  of,  borrower  liable  on  his  obligation  for  dues, 

&c 67,  449 

fines  part  of  contract  of }'5~4'6 

for  what  borrower  may  claim  credit  on 80 

society  need  not  inquire  into  a])plication  of. — 89,  97 

member   applying   for,  to  be  preferred  over  outside  invest- 
ments  -89-94 

fixed  or  minimum  premium  no  lawful  part  of 95 

a])plicant  cannot  maintain  assumpsit  for  promised 257 

may  have  action  for  breach  of  contract 257 

impossibility  of  supervising  apjjlication  of. 97 

term  of,  intended  to  be  for  society's  duration,  even  if  other- 
wise written 125  «■.  129.  33.S 

repayment  of,  not  contemplated   before  society's  exi)iralion, 

129,  382,  447,  518 
forms  of  securities   for,  as  to  amount  and  lime  of  rei)aymenl, 

'29.   «33 
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construction  of,  as  "amount  actually  received" 138,  395,  396 

as  anticipatory  payment  of  shares 341 

existins;  provisions  in   rules  as  to  repayment  are  jxirt  of  con- 
tract  of. 268 

repayment  of,  in  permanent  societies 154 

contract  of,  cannot  be  added  to  by  l)y-law 268 

abuse  of  power  to  make,  when  no  defense  to  enforcement  of...  28r 

security  for  {see  Security) 312 

customary 39° 

statutory  provisions  as  to,  refer  only  to  members 315 

misuse  of  power  in  making,  what  is,  and  effects  of 311-323 

power  to  make,  involves  right  to  take  interest 324 

repayment  of,  proceeds  upon  basis  of  principal  and  interest, 

329.  330.  334-  337 

interest  on,  does  not  diminish  by  stock-payments 332 

ceases  on  repayment  of. 444 

uncertainty  of  borrower's  obligations  by  reason  of 339 

contract  of,  must  be  analyzed  by  courts  to  discover  usury  (see 

Usury) 357-358,  364  «.,  367  «. 

reservations  upon,  strictly  confined  to  statutory  limits 380 

as  legalized  in  the  several  States 394 

extent  and  validity  of  contract  of 369 

rule  for  repayment  of,  in  Georgia 395''- 

terms  of,  validly  made  bind  all  parties  in  interest 397 

cannot  be  evaded  on  plea  of  illegal  acts  of  society  or  officers, 

or  hardship 282,  397 

transaction  of,  with  reference  to  premium 399-401 

limit  of  amount  of. 402 

repayment  of,  right  of  voluntary..  128 

rule  for 130-148 

upon  default 149,481,  482 

upon  dissolution  or  what  amounts  thereto... 523-531 
see  Repayme;nt. 

borrower's  and  society's  right  to  apply  stock-payments  to  dis- 
charge of 478-484 

see  Application  of  Stock. 

taking  of,  when  estops  borrower  from  denying  corporate  exist- 
ence  543.  546 

his  membership,     60 

see  EsTOPPEiy. 

by  unincorporated  building  associations 346,  354. 

355,  361,  365,  548 
see  Borrower;  Borrowing  Member;  Mortgages;  Repay- 
ment; Usury. 

LOANS  BY  SOCIETY 

to  strangers  and  persons  not  siii  juris 314-320 

prohibition  of,  defence  of  fraud  in  evading 60  //. 

estoppel  or  borrower  to  dispute  validity 281  n. 

contracts  to  evade  prohibition  of 314 

see  CoRPOR.\TioNs;  Infants;  Married  Women;  Strangers. 
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construction  of 396 

LOANS 

whether  society  may  contract  and  become  liable   on 286-300 

in  excess  of  limit,  liability  of  directors  for 190 

see  Borrowing  Powers. 

LOCALITY 

name  merely  descriptive  of,  does  not  become  exclusive  prop- 
erty by  user 2S 

LOSSES 

sec  Expenses. 

members  must  contribute  to 77,  523,  52S 

before  withdrawal,  are  set  off  against  amount  due  on 78 

borrower  liable  for:  apportionment 79 

sure  to  arise,  but  unascertained  are  available  as  set  off. 78 

termination  of  duty  to  contribute  to   81,  82 

averment  of,  by  society,  when,  will  stay  execution  of  judg- 
ment by  withdrawing  member 1 1 1 

are  part  of  borrower's  indebtedness 129,  357-358 

withdrawing  member  not  affected  by,  accruing  after    with- 
drawal     109//. 

burden  of  proving,  as  set  off,  is  on  society 254  n. 

upon   premature   dissolution,    extent    of  borrower's  liability 

for 523  ". 

chargeable  on  assets 523,526 

probability  of,  when  ground  for  appointment  of  receiver 509 

directors'  liability  for 190-191,  202 

.sureties'  liability  for,  arising  from  receipt  by  treasurer  of  any- 
thing but  cash  for  dues  and  fines 203 

LOUISIANA 

cases  on  theory  of  loan  or  advancement 34^ 

M. 

MAJORITY 

of  corporators,  lawful  acts  of,  bind  whole  corporation  \stc  .\s- 

.SKNT) 157.  26S,  422 

binds     all     members     only     by      its     lawful 

acts 26S,  422 

what  is,  at  corporate  meeting 162 

effect  of  protest  of,  against  election 165 

of  refusal  of,  to  vote  at  election 165 

when,  cannot  compel  minority  to  agree  to  dis- 

.solution J99-500 

of  directors  what  constitutes,  of  quorum 181 

when,  of  (luorum  incapable  of  acting 182 

when,  of  whole  number  refjuin-'l 182 

society  bound  only  by  acts  of  185 

MALA  GRAMMATICA  NOS  IfTIAl   I.  EG  EM. 235 
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,maxagi':mi':nt 

expenses  and  losses  of,  duty  of  ineinbers  to  contribute  to 77 

duty  of  borrowing    members  to   con- 
tribute to 356 

Sii-  CONTRIIIUTION;  Exi'ENSKS;  LOSSKS. 

of  society  left  to  directors  and  officers 164,  169 

of  unincoriKirated  building  association  549 

SiY  GOYKRNMENT. 

MANAGERS 

of  inchoate  society  liable  for  preliminar}-  expenses 27,  83 

secretaries  in  building  associations  usually   are,   of  its  busi- 
ness    174-175 

MANDAMUS 

to  compel  transfer  of  stock  on  books 473 

to  enforce  payment  on  maturity 118 

MANDATARIES 

directors  are  mere..  189 

MANNER 

of  approving  official  bonds 202 

of  excuting  contracts 223 

MARGIN 

on  building  association  mortgages 398 

MARKET  VALUE  OF  STOCK 

when  measure  of  damages  for  refusal  to  transfer 258  n. 

MARRIED  WOMEN 

assignment  of  mortgage  on  husband's  land  to 3J9 ''• 

estoppel  upon,  by  recitals  in  mortgage  of. 48 

joint  judgment,  Sec,  of  husband  and 319 

loans  to 317-319 

membership  of,  in  society 46 

powers  incident  to 47 

mortgage  of,  when  secures  fines 415-416 

for  husband's  liabilities  to  society. ..313,  392,  415-416 
may  contain  clause  for  jiidgment  on  default,  sa'. 

>.,  &c 317 

next  of  kin  of,  after  death,  cannot  impeach,  mortgage  of,  for 

usurj' 318 

powers  of,  as  members 47 

property  of,  mortgaged  for  husband's  debt  not  liable  to  be  first 

taken  at  instance  of  second  mortgagee  of  husband's 493  //. 

separate  estate  of,  may  be  mortgaged  for  liability  of  husband 

to  society  — 319 

stock  of,  acquired  dam  sola)  husband's  right  to 469 

MARSHALLING  OF  ASSETS 485-494 

general  doctrine  of 486 

equity  of,  is  against  execution  not  against  judgment 486  ;/.,  494  ;/. 

court  will  not  entertain,  on  motion  to  set  aside  ex- 
ecution   486  ;/.,  494  ;/. 

in  creditor  is  absolute  against  debtor 486,  490 

where  not  applicable 491,  493  and  note. 
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equity  of,  standing  of  judgment  creditor  as  to 492 

effect  of  rights  of  third  parties  upon 493  LDui  note. 

does  not  follow  property  into  handsof  innocent  pur- 
chaser for  value 49- 

where  wife's  property  is  mortgaged  for  husband's 

debts 493  ;/. 

no  lien  creditor  can  invoke,  as  to  securities  not  liens 

when  his  own  became  so 49^". 

notice  of  subsistence  of,  must  be  actual 494 

doctrine  of,  as  to  stock  pledged  as  collateral  and  mortgage  se- 
curity  4S5-494 

does  not  interfere  with  rule  that  payments  on  stock 

are  not  ipso  facto  payments  to  debt 490 

MARYLAND 

cases  on  theory  of  loans  or  advancements  in 342 

recovery  of  usury  in 369,  370 

MASSACHUSEITS 

cases  on  theory  of  loans  or  advancements 346 

MATURITY  OF  STOCK 

ends  right  to  withdraw 108 

rights  of  members  upon 117-118 

borrowers  upon 155-156 

declarations  of  directors  as  to  248  w. 

burden  of  proof  of,  when  on  borrower 24S,  379  n. 

right  of  member  to  petition  for  winding  up  on 516,  517 

financial  condition  necessary  in  order  to 518 

difficulty  in  ascertaining  exact  period  of 518 

see  Interest;  Paid  Up  Value;  Par  Vall'E;  Stock. 
MAXIMUM 

number  of  shares,  member  holding  more  than,  cannot  defend 

on  that  ground 281 

society  may  waive  its  own  by-law  as  to 281 

society  cannot  permit  members  to  hold  be- 
yond, as  fixed   by  statute 325-326 

duration  of  society  being  limited  under  general  law,  supplied 

in  charter  not  specifying 497 

MEASURE 

of  damages   in  action  against  society   for  refusal  to  transfer 

stock 25S  ;/.,  474 

for  not  effecting  insurance  as  agreed 394  n. 

of  fines,  what  is  a  proper 425 

of  personal  liability  of  members  for  coqjonite  flebts S3  {see  536  //. ) 

of  liabilit}' of  sureties  on  official  bonds 204-205 

treasurer's  sureties  where  he  does  not  take  cash 

for  (lues,  5vT 2n-^ 

MEETINGS 

corporate,  annual,  time,  place,  calling,  ^:c.,  of,  to  be  fixed  in 

articles 3 1  (8) 

right  of  members  to  have  notice  of  (j^f  Notice) 20 

attend  86 
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corporate,  general  [str  Gknerai.  Mkkting) 15S,   159 

special  (.wv  SiM'CTAT,  IMiCiCTiNC.) 160,  161 

adjininied  (..sw  AnjouRNKO  MUKTiNO.) 161 

duty  of  luenibers  to  attend 162 

functions  of 164 

AW  CoRrouATi';  Mkkting. 

directors'  (,svr  Dirkctors'  Mkktings) 180-185 

minutes  to  be  kept  of 184 

what  primary  evidence  of  acts  of 185 

liability  for  non-attendance  of  director  at 191 

necessity  of  notice  of,  to  all  directors  (see  NOTICE),   180 

MEMBERS 

,?dr  Mkmrkrshii';  Borrowkrs;  Withdrawing  Mkmbkrs. 

acquisition  of  character  of,  mode  of. 45 

investing,  do  not  lose  membership  by  becoming  borrowers...  .     45, 

121-123 

effect  of  hypothecation  of  stock  upon 86,  475 

status  of  husbands  of  femes  soles  members  at  common  law  as,     50 

deceased  members'  executors,  &c.,  as 51 

building  associations  cannot  become  in  others.  54,  321-323 

persons  may  become,  merely  to  obtain  loans 55 

in  arrears  cannot  withdraw 66 

all,  were  originally  intended  to  become  borrowers 17,  88 

original  contract  between,  and  society 99 

recognized  by  the  law  only  in  the  aggregate,  not  individually,     84 
every  member  entitled  to  one  vote,  whatever  his  interest. ..86,   163  n. 
unanimous  consent  of,  may  ratify  acts  of  directors,  i/ll>-a  vires 

as  between  them  and  society 218,  277 

individually,  cannot  interfere  with  directors 177,   183 

when,  have  priority  over  directors  in  distribution  of  assets  on 

insolvency 192 

of  incorporated  building  associations  are  not  partners 338 

ambiguous  rules  as  to  fines  construed  in  favor  of. 419-421,  423 

repayment  and  withdrawal,  also 137,   138 

death  of  all,  or  of  integral  part 497"- 

not  the  officers  but  the,  constitute  the  society  as  a  corporation,  498 

(liilies  and  Uahilities  of  {see  DuTiKS  OF  Members) 62-84 

should  be  defined  in  articles 31  (4) 

assent  of,  presumed   to  all  lawful  acts   and   by-laws  of 

society 62,  157,  260 

when    not   presumed  {see  Dissenting  Mem- 
bers)  '. 157  "•,  422 

bound  to  obey  rules 62 

in  spite  of  fraud  in  obtaining  charter 305 

of  illegal  acts  of  society  or  officers 282,  303,  305,  310 

of  illegal  change  in  character,  etc.,  of  society 178  n. 

how,  after  withdrawal  notice 109-110 

bound  to  pay  dues 63,  70 

notwithstanding  refusal  of  neglect  of  others 63 

not  after  dissolution 523 
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liable  to  an  action  of  assumpsit  for 63,  476 

only  when  whole  stock  subscribed,  unless  waived 64 

not  entitled  to  notice  when  payable 65,  476 

not  relieved  by  bringing  of  suit 70,  152,  3SS,  432 

liable  to  fines  for  default 71 

to  forfeiture  for  continued  default 72 

on  obligation  after  repayment  of  debt  due 67 

if  in  arrears,  cannot  withdraw 66 

stock  subject  to  lien  for 66 

bound  to  contribute  to  losses  and  expenses  {see  Contri- 
bution)   77,  356 

in  permanent  societies 154 

cannot  evade  by  transfer  or  withdrawal 77,  78 

suit  against,  for,  to  corporate  debts,  when  not  a  lien 

in  Misssouri 83  >/. 

personal  claim  of  member  who  is  creditor  of  society 

may  be  set  off  against  liability 83 

extent  of  personal  liabilit)'  for  corporate  debts 83-84 

cannot  be  sued  for  corporate  liability 536  ;/. 

owe  society  personal  services 62,  76,   212 

bound  to  notice  time,  place  and  general  character  of  busi- 
ness at  general  meetings 159 

attend  and  vote  at  such  162 

contribute,  according  to  powers,   to  success  of 

the  enterprise 212 

rights  of  {see  Rights  of  Mkmbkrs; S5-'54 

interest  in  society  is  basis  of 122 

entitled  to  share  equally  in  profits  on  dissolution 77 

advanced,  have  nothing  to  expect  but  cancellation  of 

securities 17 

may  hold  more  than  one  share  each 86 

but  have  onlj-  one  vote  each 86,  163  ;/. 

access  to  corporate  books  87 

may  proceed   to   restrain    unlawful   acts  of  officers, 

87  and  note,  305,  310 
against  them  for  protection  of  society, 

92,   194 

all  may  become  borrowers 88 

when    absolutely   entitled    to    receive    loan   or   ad- 
vance..   88-96 

preference     over      outside     investments,     entitled 

to 89-94 

amount,    entitled    to    receive    by    way   of    loan  or 

advance 20,  98 

nature  of  right  to  receive  loans,  &c 20,  88,  469 

cannot  maintain  assumpsit  for  promised  loan 257 

but  may  sue  for  breach  of  contract 257 

may    claim    account    of    profits  only  on   termina- 
tion   "f^  '"'.  '25 

may  withdraw  {see  WiTHnRAWAi.l 99-"5 
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not  with  fines  and  other  charges  standing  in 

arrears 131 

what  amount 102,  103 

whi'u   with  share  of  profits '<^\3  "• 

hut  must  observe  rules  prescribed  as  to  with- 
drawals      104 

not    inconsistent    with 

statute 104 

as  a  creditor  of  society 109-1 10 

ujioii  maturity  of  stock 117-118 

may  compel  settlement  of  affairs  in  equity  when 

stock  par 120,516-517 

but  cannot  t/iea  stockholders  sue  at  law  for 

value  of  paid-up  stock 119,  255 

must  either  wait,  or  withdraw  and  sue 119 

and  cannot  petition  for  winding-up  for  irreg- 
ularities in  incorporation 507  >/. 

niaj-  insist  upon  carrying  on  society  to  its  legiti- 
mate close 147 

may  auctioneer  at  society's  sale,  and  sign  mem- 
orandum for  purchaser 228 

retain  control  over  stock  pledged  and  may  vote, 

86,  475 
if  creditors  of  society,  entitled  as  such  on  distribu- 
tion of  insolvent  society's  assets 514 

when  preferred  therein  over  directors 192 

MEMBERSHIP 

contract  of,  and  mortgage  contract  inseparately  interwoven,  80,  443 

in  building  association  akin  to  partnership  relation 99,  547 

acquisition   of,    persons    prerequisites  for,   to  be  set  forth  in 

articles 31  (4) 

acquisition  of,  mode  of. 45 

persons  capable  of. 46 

infants  and  married    women,    where    capable 

of 46,  47 

whether  at  common  law  feme  salens  husband 

makes 50 

deceased   member's  executor  &c., 

makes 51 

b}-  one  society  in  another 54,  321-323 

for  mere  purpose  of  obtaining  loan,  proper 55 

prerequisites,  burden  of  showing  want  of 60  n. 

purposes  of 523  n. 

evidence  of,   corporate  books  are  primary 57,  471 

payment   of    dues   after  suit   is,    which    society 

estopped  from  controverting 58,  150,  44S 

what  such,  as  borrower  is  estopped  from  denying 

{see  Estoppel) 60 

duties  of  {see  Duties  of  Members) 62-84 
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MUMBERSHIF—Cofififiiu'd. 

borrower's  mortgage  (or  decree   thereon )  after  re- 
payment stands  as  security  for 445,  449 

rights  of  (.T^t'  Rights  of  Members) 85-154 

termination  of,  modes  of. 61 

in  serial  society 26 

by  forfeiture  of 72-75 

does  not  occur   without   distinct 

enforcement  of 74-150 

by  withdrawal 109-110 

right  to  withdraw  an  incident 

to  99,  447 

does  not  occur  by  taking   loan   or  advance- 
ment    122-123 

exception  to  this  rule 122,  502 

nor  by  borrower's  default,  and  suit,  when,   150,  448 
opportunity  given  in  equity  to  default- 
ing borrower  to  preser\'e 151 

see  Preuminarv  Account. 
but  by  sale  on  mortgage  and  application  of 

proceeds  and  stock -payments  to  debt 44S 

and  by  terms  of  borrower's  contract 502 

of  borrower 122-123 

when  society  estopped  from  denying 58,  448 

when  borrower  estopped  from  denying 60 

of  depositors  is  ^«a.sz 56 

of  husband  oC/etne  sole  member  at  common  law 50 

of  deceased  member's  executor  or  administrator 51 

MERGER 

of  mortgage  destro3-s  sureties'  liability  for  losses  subsequent 

to 204  //. 

in  ownership  of  land 446 

of  usury  in  judgment 377 

settlement 37t>-37 ' 

of  borrowing  member's  shares  in  capital  stock 3S2-383 

of  stock  in  loan  does  not  occur  of  course  (see  Application)...  477 

METHODS 

of  obtaining  loans  or  advancements 19 

of  incorporation,  various 32-39 

same    rule   as  to  collateral  impeachment  of 

charter  under  all 536 

see  Charti;r;  Coi,i,ati;kai,  Inuuirv;  Nii, 
TiEL  Corporation. 

MICHIGAN 

cases  on  theory  of  loan  or  advancement 353 

MINES 

when  mortgagee  in  pos.session  may  open  449 

MINIMUM  OR  FIXED  PREMIUM 

illegal 95,  264,  325-326,  4fJ9-4n 

when  borrower  may  defalk  from  indebtedness  to  society 95,  397 


628  INDEX. 

MINISTICRIAL 

functions,  sun-ival  of,  between  agents 237 

treasurer's  duties  are '72-173 

ofticers'  duties  in  callinjf  meetings  when  merely 160 

MINNKSOTA 

cases  on  theory  of  loan  or  advancement 351 

MINOR 

StY  In  KANT. 

MINORITY 

sec  Infancy. 

may  insist  upon  carrying  on  society's  business  to  expiration  of 

charter 147,  499-50o 

when,  may  elect  officers  of  society 165 

MINUTES 

secretary  to  keep,  of  corporate  and  directors'  meetings I74-I75 

of  directors'  transactions  184 

of  directors'  transactions,  keeping  of,  not  essential  to  validity 

of  contracts,  when  184 

signing  of,  not  essential,  when 184 

statutory   or   charter  provision  for 

keeping,  when  directory  184 

directors'  or  secretary's  liability  for 

not  keeping,  properly 184 

primary  evidence  of  acts  and  con- 
tracts of  directors  184 

maybe  added  to  by  parole 184 

primarj'  evidence  of  elections,  meetings,  dividends,  &c  185 

of  agent's  appointment 228 

if  existing,  should  be  produced 185 

MISAPPLICATION  OR  CORPORATE  FUNDS 

may  be  restrained  at  instance  of  individual  members 87  and  note, 

305.  310 

directors'  liabihty  for  {see  Directors) 193,  5o8 

MISAPPROPRIATION 

of  funds  by  purchase  of  lands  may  be  restrained 282 

of  stock,  society's  liability  for 238 

MISBEHAVIOR 

member  not  excused  from  paying  dues  by  the,  of  others  63 

nor  borrower  relieved  from  performance  of  his  conduct  by  same..  532 
of  directors,  in  certain  cases  gives  members  right  to  proceed 

against,  but  only  for  the  protection  of  the  society,  194 
importance  of  allegation  of,  in  bill  for  such  pur- 
pose    194 

wilful,  affects  them  with  liability 189 

effect  of,   upon  them  on  distribution  of  society's 

assets  on  insolvency 192,  515 

may  be  objected  to  by  any  single  member 305 

see  Actions;  Criminai,  Li.^biuty;  Directors; 

Officers;  Personal  Liability. 
when  a  ground  for  appointment  of  receiver... 508,  509 
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MISCONDUCT 

see  Misbehavior. 


MISDESCRIPTION  OF  PREMISES 

mortgagee    in   possession   cannot   claim   costs   for   sale   void 
for 449 

MISFEASANCE 

see  Misbehavior. 

MISLEADING  NAME 

improper  assumption  of,  by  corporation  restrained 28 

MISMANAGEMENT 

personal  liability  of  officers  for  {see  Misappi,c.4.Tiox;  Misap- 
propriation; Misbehavior) 508 

when  a  ground  for  appointment  of  receiver 508,  509 

see  Injunction;  Receiver. 

MISNOMER  OF  BUILDING  ASSOCIATION 

plaintiff  in  bill  in  equity  may  be  amended  at  hearing..  243 

plea  of,  is  in  abatement 251  n. 

may  be  remedied  by  evidence 243 

MISREPRESENTATION 

relieves  member  against  undertakings  as  to  dues 63 

of  agent,  society's  liability  for  {see  Agent;  Torts) 238 

when  no  ground  of  action 23S 

in  obtaining  charter 506,  535,  537 

of  secretary  as  to  by-laws I74  [addenda) 

of  officers  as  to  time  when  shares  will  mature,  etc 63  ;/.,  249 

MISSISSIPPI 

cases  on  theory  of  loan  or  advancement 353 

MISSOURI 

personal  liability  of  members  in,  for  corporate  debts 83  n. 

loans  or  advancements  in 3^4 

MISSTATEMENT  OF  CAPITAL  STOCK 

before  incorporation  will  not  avoid  charter  collaterally.  536 

MISTAKE 

in  recital  in  mortgage  does  not  estop  borrower  from  denying 

his  membership 6<i 

of'judgment,  if  honest,  directors  not  liable  for 183,   189 

through    accident   or   ignorance   may  be  corrected  in   mort- 

K«ge 434 

mere,  not  a  ground  for  forfeiture  of  charier 5'\S 

inamendment  in  reciting  date  of  act  amended,  not  fatal. .44  ;/.  iaddrndu) 
see  ICkRoKS. 

MISUSE 

of  powers  generally 27S-288,  32S 

of  lending  nioni-y 3'  '-323 

see  Ultra  Vires. 

MISUSER  OF  FRANCHISIv 

does  not  ipso  facto  dis.s()lve  society 49^ 

is  a  ground  of  forfeiture  of  charter  by  State 5'M 

what  is 505 
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MODKS  OF  INCORPORATION 

s;une   rule  as  to  collateral  impeachment  of  charter  applies  to 
all 536 

MODIFICATION  OF  CHARTER 

right  of,  by  le.i^islature 42 

to  be  made  according  to  existing  forms 42 

MONTHLY 

periodical  payments  may  be 3^5 

]>remium   payable,  necessity  of  distinct  statutory  authoriza- 
tion   407-408 

MORAL  OBLIGATION 

as  to  compensation  of  officers 212  and  note. 

MORTGAGE  BY  BUILDING  ASSOCIATIONS 

how  far  enforceable  {see  Borrowing  Powers) 308-309 

cannot  be  defended  against  by  terre-tenant  because  society 

dissolved 52 1 

MORTGAGE  TO  BUILDING  AvSSOCIATlONS 433-458 

articles  0/ associatio>i  \\\\Qn  not  part  of. ^id  and  note. 

assets,  mortgages  not,   for  withdrawal  or  winding  up,  but  for 

taxation 45^-458 

assigned,  defence  to  suit  upon 116 

assign)nent  of,   by  trustees   of  unincorporated  society,  when 

good 549 

by  receiver 530  «. 

on  expiration  of  society 335 

to  secure  loans 298,  455 

effect  on  liabilty  of  borrower.. .298,  335,  502,  524,  531 
vests    in    successors    of   resigning    or    dying 

trustees  without 219 

of  unincorporated  society  vest  upon  incorpo- 
ration without 550 

cancellation  of,  by  attorney  when  set  aside  233 

by  secretary  of  unincorporated  society,  when 

void  549 

under    misapprehension    as    to    maturity    of 

stock 156 

characteristic  feature  of. 438 

construction  of 434-435.443 

contract  of,  and  membership  contract  construed  together  ....80,  141 
covenatits  in,    for  faithful  performance  of  duties  include  con- 
tribution to  losses...     80 
upon     what     implied 

condition 523  n. 

for  reference  to  referees  on  default,  to  ascer- 
tain amount  due,  valid 151  "■ 

what,  lawful 392,  449 

for  stock -payments,  &c 439,  44o 

what,   sufficient  for  continuance  of  dues  to 

end  of  society  or  series 439"- 

as  to  default 44^ 
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covenants  /';/,  as  to  default,  making  whole  sum  payable,  not  a 

penalty 124  w, 

implied,  to  make  up  difference  between  pro- 
ceeds of  sale  and  whole  sum  due 446 

how  far  security  for  losses 523  //. 

for  payment  of  dues,  effect  and  validity  of 440 

relation  of  fines  to  {see  Fines)  415-416 

unlawful,  when  maj-  be  reformed  and  enforced...  434 

default  imder,  what  is 246,  3S5  ;/. 

discharge  of,  member  bound  on  covenant  for  dues,  &c.,  after,     69 
stands  for  dues  after  repayment  of  loan 67,  69, 

3S2-383 

by  sheriff's  sale  under 446 

not  necessarily  discharge  of  debt 446 

land  primary  source  for,  and  satisfaction  of  debt,  376 
conditions  of  repayment  and,   under  terms  of, 

134-142,  146 

form  of  mortgage  does  not  affect  rules  as  to 133 

by  judicial  sale,  repayment  of  loan  after 14S 

errors  and  omissions  in 434,  450,  451 

estoppel  by  recitals  in,  upon  married  woman,  party  to 4.S 

maker    denying   coq)orate   exist- 
ence   543-  544 

piirchaser   under,  denying   .speci- 
fic powers 544 

what     is    not    variance    between 

bond  in,  and  bond  shown 549  ;/. 

fines,  when  and  when  not  recoverable  under 416 

foreclosure  of,  properly  within  equity  jurisdiction 440 

basis  of  equity  jurisdiction  in  U5 

in  equity,  preliminary  account  and  its  object...    151 

evidence 231  //. 

fines  to  be  allowed  on,  ex  parte 415-416 

nature  of  proceedings  by  .sr/;v'/(?<7'(?.<  in 521  ;/. 

forms  of,  examinations   of  the   various,    tlieir   propriety   and 

adequacy 436-43S 

immaterial,  if  transaction  in  fact  a  building  as.socia- 

tion  loan 333 

merger  of  ,  in  ownership  of  land 446 

mortgageable  estates :  statutes  relating  to  mortgages  on  real 

estate  have   no  reference  to  chattel 

mortgages  433  '/. 

on  equitable  titles 433  and  note. 

on  lea.sehol(ls 297  w.,  433.  4»'  >' ■ 

naliirr  and  construction  of :  is  understood  to  be   for  full  term 

of  society's  running  althojigli 

otherwi.se  written 125  //.,  334. 

335.  4.^6.  .Si^ 
when  written  for  specific  sum....   129, 

•33.  399-4' »'J 
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uatiin-  ami  const  rndion  of:  when  written  for  specific  sum  and 

time 129,   133 

intended  as   collateral    security 

during  society's  running.  .382-313 
in  what  sense  a  collateral  secur- 
ity    446 

bond  accompanying,  is  the  prin- 
cipal debt 376 

lawfully  executed,  binds  all  par- 
ties in  interest 397 

purchaser  subject  to,  bound  by 

its  terms 397  «. 

purchaser  subject  to,  when  bound 

to  pay  dues 452 

when  silent  as  to  fines 415-416 

for  payment  of  dues,  &c.,  effect 

and  validity  of 440 

not  void  for  uncertainty 440 

isreallj'  for  discharge  of  indefin- 
ite number  of  small  pay- 
ments    440 

terms  of,  preclude  withdrawal .  .   447 

how  treated  on  ejectment 312  «. 

what  may  be  included  in 394 

form  and  substance  must  con- 
form to  statute  and  by-laws.  .   365, 

434  and  note. 
form,  &c.,  of,  when  left  to  so- 
ciety's discretion 434  and  note. 

stipulations    not   warranted    by 

statute  and  by-laws  void 434 

original  and  legitimate  form  of, 

436-438 
examination  of  various  forms  in 
use,  their  propriety  and  ade- 
quacy  436-438 

held  collectible  as  among  pri- 
vate persons 53° 

parties  to :  infants  in  Maryland 47  «• 

married  women,  what  recoverable  on 3'7-3i9 

wife's  for  husband's  liability 319,  415-416 

by  stranger  or  wife  for  member's  debt  is  good  for 

all  his  engagements 313.  39^ 

joint,  of  member  and  non-member 392 

see  APPI.ICAT10N  OP  Stock;   Guarantor;  Mar- 
shalling OF  Assets. 

to  third  party  at  request  of  society 367  {addenda) 

power  to  sell  under,  notice  of  extent  of  agent's  authority 232 

present  value  of,  rule  for  computation  of. .  . .  130,  131,  134-136,  149, 

151,  339.    386,  444,  445 
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present  value  of,  rule  same  at  law  as  in  equitj- 445 

where  court  cannot  look  beyond  mortgage  to 

ascertain  amount  due  on  as  fines 415-416 

whether  court  ought  generally  do  so  .  .  .   442,  443 

recording  of,  notice  to  purchaser 450 

but  not  as  to  marshalling  of  assets  (^see  Marsh- 

AI.UNG  OF  Assets) 494 

relation  of  amount  of  to  value  of  property 398 

remedies  upon,  concurrent 453 

right  to  take,  involved  in  power  to  lend  or  advance 433 

stipulation  that  whole  debt  due  on  default 394 

stock -payments  applied  to 130,  132,  134-136,  149-150,  47S-484 

are  not  ipso  facto  payments  to 448,  458  ;/.,  477, 

480-482,  487,  490,  548 
see  Marshallixg  of  Assets. 

suit  on,  must  show  present  right  of  recovery 244 

after  incorporation,  where  mortgage  received  before,  550 

taxation  of. 458-460 

terms  of,  preclude  withdrawal 447 

borrower's  duty  to  pay  dues  limited  by 130  ;/. 

usury  in,  what  is 434  ;/.   {^see  367,  addenda ) 

who  may  defend  against 374-3/6 

see  Usury. 

to  unincorporated  building  associations,  validity  of 548 

assignment  of,  when  good 549 

cancellation  of,  when  void 549 

reservations  of  premiums,  &c.,  in  {see  Lo.\NS) 346,  354, 

355,  361-365.  549 

MORTGAGEABLE  ESTATES 297  ;/.,  425  //.,  433 


MORTGAGED  PROPERTY 

power  to  acquire  and  operate 297 


II. 


MORTGAGEE 

may  have  action  against  mortgagor  for  difference  between  pro- 
ceeds of  sale  and  whole  debt U6 

may  exercise  all  powers  concurrently 453 

right  of,  of  entry  after  dissolution  of  society  on  premises  mort- 
gaged by  it 52 ' 

equities  of,  superior  to  those  of  judgment  creditors 492 

in  possession,  rights  of 449 

junior,  whether,  may  set  up  usury  in  first  mortga-^e 374-377 

need  not  ordinarily  search  beyond  face  of  i)rior  mort- 
gage   • 4.V^  "■ 

cannot  impeach  corporate  existence  of  senior 535  n. 

junior,  right  of,  to  marshal  assets  and  compel  ai)pHcatioii  of 

mortgagor's  stock  to  debt 4'**5-49'.  493-494 

rights  of,  upon  sale  under  ])ri(ir  mortgage 485  ;/. 

see  Marshalling  of  Assets. 
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MORTGAGOR 

stv  Horkowkr;  Estoppkl;  Mortgagk. 

to  building  association,  when  estopped  from  denying  corporate 

existence 543 .  544 

vendee  of,  when  similarly  estopped 544 

MORTMAIN  ACTS 

shares  in  land-societies  not  within 469  n, 

IMl'I/riFARlOUSNKSS 

what  is.  not,  in  bill  in  equity  for  settlement  of  society 508  n. 

MUNICIPAL  CORPORATION 

analogy  between  ofhcers  of  building  association  and  of,  claim- 
ing salaries  without  express  contract 212 

MUTUALITY  OF  THE  BUILDING  ASSOCIATION  SCHEME, 

lOI,    IO9-TIO.    121,    123,   212,  332,  338,  372,  397,  412,  481,  523,  524, 

525>  526 

N. 

NAME 

if  identical  with  that  of  another  corporation,  objectionable.  .  .     28 

improper  assumption  of,  may  be  restrained 28 

merely   descriptive   of  locality,  does   not   become   exclusive 

property  by  user 28 

change  of,  cannot  make  building  association  a  land-society  or 

alter  its  powers 306 

NEBRASKA 

cases  on  theory  of  loans  or  advancements 359 

NECESSARIES 

president's  contract  for,  binds  society 171 

NECESSARY  REPAIRS 

secretary's  contract  for,  binds  societ)^ 174-175 

NECESSITY 

of  seal  in  corporate  contracts 221 ,  223 

NEGLECT 

of   society    to   enforce   accounts,    &c. ,    does    not    discharge 
sureties 203 

of  members  to  pay  dues  does  not  dissolve  society 498 

NEGLIGENCE 

result  of,  in  drawing  rules,  articles  or  constitution 29 

of  directors  in  taking  security  for  loans 96 

directors  liable  for  gross 189 

compromise  cannot  be  opened  for  usury  where  applicant  was 

guilty  of 370-371 

mere,  not  a  ground  of  forfeiture  of  charter 505 

of  officers,  w^ien  a  ground  for  appointment  of  receiver 509 

of  agents,  when  society  liable  for 238 

see  Agenes;  Torts. 

what  is,  in  solicitor 197 

NEGOTIABLE  INSTRUMENT 

effect  of  affixing  seal  to 221 

warrant  drawn   by   president   on   treasurer  in   favor  of  with- 
drawing member  is  not  a 254  «. 
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NEGOTIATION  OF  LOAN 

charges  for,  not  usurious 195  «.,  379 

"NET  VALUE" 

of  stock 474  "• 

NEW  HAMPSHIRE 

cases  on  theory  of  loans  or  advancements 354 

NEW  JERSEY 

cases  on  theory  of  loans  or  advancements 347 

NEWSPAPERS 

publication  in,  when  notice 236 

NEW  YORK 

cases  on  theory  of  loans  or  advancements 355 

NEXT  OF  KIN 

cannot,   after  married  woman's  death,  set  up  her  coverture  as 
defense  to  usury  in  mortgage 31S 

NICKLE  SAVINGS  STAMP  SYSTEM 56  «. 

NOMINATION  OF  OFFICERS 

method,  &c.,  to  be  prescribed  in  articles 3^  (6) 

NON-FEASANCE 

mere,  not  a  ground  of  forfeiture  of  charter 505 

NON-MEMBERS 
see  Strangers. 

NON-USER  OF  FRANCHISES 

does  not  ipso  facto  dissolve  society 49^ 

is  not  ipso  facto  surrender  of  charter 502 

is  a  ground  of  forfeiture  of  charter 5"+ 

evidence  of  surrender 502  //. 

NORTH  CAROLINA 

cases  on  theory  of  loans  or  advancements 357 

recovery  of  usury  paid  by  borrowing  member  in 372 

NORTH  DAKOTA 

cases  on  theory  of  loans  or  advancements 345 

NOTARY 

secretary  cannot  act  as '  74  "• 

NOTE 

giving  of,  to  society  as  such  recognizes  its  corporate   exist- 
ence      "4 

maker    of,    when     estopped  from   denying   corporate   exist- 
ence    543 

NOTES 

see  Banking  PowiiRS;  Wua.s,  and  Note.s;  Borrowing  Pow- 
ers; Discounting. 

abuse  of  power  of  society,  to  purchase  ;iiiil  rlimoniil    311, 

3'2,  5'\5 

.society  may  take,  for  investment 3'  2i   5"5 

given  in  settlement  of  account  caimot  be  defended  against  for 
usury 370-37' 
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NOTICK 

ofameiulment  of  charter,  when  necessary 32  n. 

recorded  articles,  rules,  or  constitutions  are,  to  the  world 39 

of  dues,  statutory  requirement  of,  as  to  calls,  inapplicable 65 

member  not  entitled  to 65,  476 

to  deceased  member 52  ;/. 

forfeiture  unnecessary 74 

ilefault,  surety,  &c,,  not  entitle.!  to 315  ;/. 

of  corporate  meetings,  right  to 86 

members  bound  to  take,  of  stated 159 

also     of    general     character     of   busi- 
ness   159 

but      extraordinary      matter     requires 

special 159 

must  l)e  given  to  all  members 160 

but     may    lie     waived    by    unanimous 

consent 160 

defects  in,  may  be  waived 160 

want  of,   cannot  be  set  up  to  impeach 

meeting's  acts  collaterally 160 

of    special     meetings    must    be      per- 
sonal     160 

of  directors'  meetings 180 

absence  of,  can  be  waived  only  by  whole  num- 
ber of  directors 181;/. 

of  agent's  powers 229,  231 

how  far  person  dealing  with,  are  bound  to  take,  of 

agent's  powers 231 

party  so  dealing  must  take,  of  limits  necessarily 

coming  under  his  observation 232 

of  ownership  of  stock,  when  society  affected  with 238 

of  right  to  compel  resort  of  one  of  two  fimds  must  be  actual..  494 

of  withdrawal,  what  is. 14 

of  by-laws 272  {and  addenda) 

see  WiTHDRAWAI,. 

to  agent  and  directors,  what,  is  notice  to  society 236 

recitals  in  mortgage  how  far  complete 376  n. 

recording  of  mortgage,  how  far  is 450 

purchaser  of  sold  stock  without 470,  471 

NOTORIOUS 

fines  must  be 


NUL  TIEL  CORPORATION 

corporate   existence   cannot   be  inquired  into  collaterally  on 

plea  of 188,  207 

plea  of,  may  be  in  bar  or  in  abatement 251  and  7iote. 

how  answered 535 

same  rule  as  to  answer  to,  under  all  forms  of  incor- 
poration   536 

defendant  may  show  under,  that  plaintiff  is  not  a  cor- 
poration de  faclo  or  de  jure 540 
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NUL   TIEL  CORPORATION— amtiiiiicd. 

plea  of,  lapse  of  charter  by  original  limitation  may  be  shown 

under 540 

what  may  be  shown  under 540-542 

when  party  estopped  from  setting  up 543-546 

NUMBKR 

of  shares  should  be  set  forth  in  articles,  &c 31  (2) 

votes  each  member  entitled  to,  also 31  (6) 

of  directors,  effect   of  election   of  greater  or  less,   than  re- 
quired    166 

o. 

OATH  OF  OFFICE 

by-law  prescribing,  when  void 266 

OBEDIENXE  TO  RULES 

members  bound  to 62,  260 

nor  absolved  from,  by  fraud  in  obtaining  charter 305 

nor  by  unlawful  change  of  character,  &c.,  of  the  society 310 

OBJECT  OF  BUILDING  ASSOCIATION 
see  Design. 

OBLIGATION  OF  CONTRACTS 

cannot  be  impaired  by  by-law  {see  Legisi^aTure ) 269 

OBLIGATIONS 

of  members,  mutuality  and  reciprocity  of 122-123 

of  borrowing  members  stand  for  dues  after  repayment  of  loan 

secured 67-69,  383 

written   for  repayment  of  specific  sum  at  specific  time, 

meaning  of 129,  133 

form  of,  does  not  affect  rules  as  to  repayment. 133 

not  affected  by  illegal  conduct  of  society  or  officers 146, 

2S2,  303,  305,  310 
effect  of  dissolution  of  society  on 523-53' 

OFFENCES  JUSTIFYING  AMOTION 206 

OFFICE 

every  member  has  right  to  be  elected  to,  and  hold Sj 

borrower,  pledgor  of  his  stock,  retains  this  right 123 

official  bond  when  a  prerequisite  to  entering  upon 199 

when,  may  be  filled  by  two  persons 237  //. 

by-law  creating  a  new,  void 266 

OFFICER 

to  whom  periodical  payments  to  be  made  to  be  specified  in 

articles 3'  14; 

interest  to  be  paid,  ditto 3'  (5) 

on  re-election  must  give  new  bond 204-205 

dc  jure  entitled  to  salary  annexed  to  office 210 

whose  term   is  fixed,  with  .salary  annexed,  may  sue  therefor 

on  improper  removal 215 

executing  deed  may  also  make  acknowledgment 220 
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ori'icivRS 

notninatiim.    election,    ihities,    powers,    terms,    remuneration 

and  removal  to  be  provided  for  in  articles 31  (6) 

attention  of,  to  duties  enforced  by  fines 76 

representations  by,  as  to  time  of  maturity ,  &c. .  .63  ;/. ,  249  (a /id  addenda) 
illegal  conduct  of,  cannot  relieve  society  from  executed  con- 
tract      ^2 

nor  borrowers   from   their   obligations   to 

society 146,  282 

illegal  acts  of,  may  be  restrained  at  instance  of  members 87  «. 

investments  by,  when  should  be  restrained 94 

proceedings  by,  liability  of,  to  suit  by  members  for 194 

I)arties  to  bill  in  such  case 177  ;/.,  259 

liabihty  to  fines  and  amotion  for 206 

personal    liability   for,    and    misman- 
agement by 508 

and  fraudulent  mismanagement  by,  when  ground  for 

appointment  of  receiver 509 

required  to  offer  money  to  members  at  stated  intervals 88 

cannot  arbitrarily  withhold  approval  of  withdrawals 107 

when  without  discretion  as  to  calling  of  meetings 160 

election  of. 164-166 

principal  function  of  corporate  meeting 164 

failure   of,  does  not  dissolve  society 164,498,510 

upon,  the  old  officers  hold-over 164 

de  facto  may  bind  society  by  contracts  168 

acting  publicly,  presumed  to  be  so  rightfully 168 

may   have  action  of  trespass  against  others  claiming 

to  be  board  of  directors. 168  ;/. 

and  dc  jure,  rights  of,  respectively  to  claim  salar}' 214 

compensation  of. 207-216 

must  look  to  corporate  funds  for 216 

when  fixed  by  charter  or  contract,  cannot  be 

varied  by  by-law. 277 

do  not  work  on  same  terms  as  professional  men 216 

interest  of,  in  society 216 

powers  of,  general  extent  of,  and  liabilities  of. 170-216 

as  to  relation  between,   and  society  and  third  par- 
ties governed  by  law  of  agency 227 

are  those  of  agents,  they  being  agents 227 

notice  of,  whether  defined  by  charter  or  by-law 229  ;/. 

acts  of,  cannot  be  collaterally  impeached 168 

liability  by  reason  of,  ultra  vires 277 

of  building  association  have  its  entire  business  in  hand 169 

who  are  the  usual 170 

in  what  sense  directors  are 188 

who  are,  properly  so-called 188 

in  what  sense  to  be  treated  as  the  cor- 
poration     227  «. 

society   not  having   any  responsible,   no  ground  for  interfer- 
ence of  chancery 510 
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OFFICERS— Consul/ rd. 

criminal  liability  of 207,  208 

in  unincorporated  building  associations 549 

agencj-  of,  therein 549 

see  Agents;  Directors;  Election:  Personal  Liability. 

OFFICIAL  BONDS  (.T<r^  Sureties) 199-205 

what  officers  shall  give,  to  be  determined  by  society 199 

approval  of 202 

extent  of  liability  of  sureties  on 204-205 

validity  of  certain 202 

OHIO 

or  Dayton  plan 23  ;/. 

cases  on  theory  of  loans  or  advancements 364 

OMISSION 

of  one    required    signature    to    certificate    of  incorporation 

fatal iSS 

in  process  of  incorporation,  ground  of  forfeiture  of  charter 506 

to  effect  officers  does  not  dissolve  society 49S 

OMISSIONS  AND  ERRORS  IN  MORTGAGE 434,  45o.  45i 

ONUS  OF  PROOF 

in  suit  by  officer  against  individual  director  for  salary 216 

see  Burden  of  Proof. 

OPERATIONS  OF  BUILDING  ASSOCIATION 

description  of  practical S-ii 

nature  of,  invoh-es  time  and  risk loi 

temporary  suspension  of,  effect  of 533~534 

OPPRESSION 

what  constitutes  in  usurious  loans  367 

OPPRESSIVE  FINES 422,  424,  425 

OPPRESSIVENESS 

without  fraud  not  itself  an  excuse  for  non-performance 397 

ORDER 

drawn  l)y  president  on  treasurer  in  favor  of  withdrawing  mem- 
ber not  a  negotiable  instrument 3''  "- 

effect  of  such 250 

ORGANIC 

law  of  society,  what  is 29 

ORGANIZATION  (.y^^  Formation;  Incorporation) 27-44 

with  defective  capital  (see  EsToim'El) 64,  281  a/n/  ;/<;/<',  467,  545 

defect  in,  cannot  be  inquired  into  collaterally  (see  Defixts; 

IrrEGuIwVRITIes) 501  "•-  535.  537 

compensation  for  services  before 2 1 3  <r//f/  fto/e. 

ORIGINAL 

contract  between  society  and  member 99 

limitation  of  corpojate  exi.stence,  when  takes  effect 5'9 

lapse  of  charter  by,  may  be  shown 54" 

OUSTER 

discretion  of  court  as  to,  whether  from  illegal  powers  or  from 
corporate  franchise 325-326,  328,  505 
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Ol'TSIDKRvS 

StY  Stranokrs. 
OVKRDRAWIXG 

bank  accmint  is  borrowing 2S7,  3(10 

OWNER  OF  STOCK 

may   have   action   against   society    for  refusal  to  transfer  on 
hooks 258,  473-474 

OWNERSHIP  OE  STOCK 

society  need  not  look  beyond  corporate  books  for 57,  471 

how  determined 57)  7'^ 

evidence  of. 47^>  472 

P. 

PAID-UP 

or  par  value  of  shares,  what  meant  by,  generally 12 

in  permanent  societies 23 

should  be  fixed  in  articles 31  (2) 

member  cannot,  gim  stockholder,  sue 

for  at  law 118,  255 

difficulty  of  ascertaining  when  stock 

has  reached 516 

settlement  how  compelled  when  stock 

has  reached 516-517 

what  financial  condition  must  be  shown  to  prove  that  stock  is,  518 
society  expires  when  stock  is. 498 

PAR  VALUE 

sec  Paid-up  value. 

F.~l/d  DELICTUM 

doctrine  of,  applied  to  borrowers  at  usury  from  society 372 

PAROL 

contract,  what  is,  in  contract  of  loan,  as  to  repayment 446 

for  repayment  where  not  merged  in  security  of  higher 

nature 44^ 

evidence,  when  admissible  to  show  contract  to  be  that  of  so- 
ciety, not  of  agent  individually 235  n. 

admissible  to  show  assignment  of  stock  absolute  on 

face  to  be  merely  as  collateral 390  n. 

PARTIAL 

failure  of  consideration,  when  terre-tenant  may  defend  against 

usurious  mortgage  on  ground  of 375  ''•.  37^ 

payments  of  dues  not  counted  in  computing  period  of  default,  247 

stock-payments  are  not,  on  loan 477 

interest  allowed  on 477 

doctrine  of,  applied  to  borrow^er's  liability  upon  pre- 
mature dissolution  523 

PARTICIPATION 

in  fraud,  what  is.. I9i>   '92 

in   business  and   profits  estops  from  denying  proper  organ- 
ization    546 
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PARTIES 

to  bill  b}-  member  against  delinquent  officers 177  ;/.,    194 

to  certain  other  actions 259 

to  bill  for  appointment  of  receiver 512 

to  suit  by  incorporated  society  on  mortgage  received  before  in- 
corporation   5^0 

see  Actions;  Party. 

PARTNERS 

members  of  incorporated  society  are  not -^38 

of  unincorporated  society  are 547 

PARTNERSHIP 

incorporated  societj-  is,  with  corporate  rights 511,  547 

in  what  sense  alone  building  association  is 49  ". 

unincorporated  society  is  merely  a 547 

law  of,  applies  to  unincorporated  society 547 

dealing,  whether  transaction  of  loan  is 341-366 

PARTS 

of  years  not  regarded  in  computing  rebate  allowed  per  unex- 
pired year  on  repayment 140 

PARTY 

where  society  must  be  to  action  {sec  Actions) 259 

PASS-BOOK 

see  Receipt  Book. 

evidence  of  payment,  loss  of. 248 

possession  of,  effect  in  warranting  paj-ment 173 

PATENT 

incorporation  by 33,  36 

PAWN 

see  Hypothecation. 
PAYMENT 

of  dues,  details  as  to,  to  be  fixed  by  articles 31  (4) 

partial,  when  not  counted  as  to  default 247 

not  ipso  facto  payment  to  mortgage 385,  477, 

480-4S2,  487,  49(j,  548 

of  interest,  details  as  to,  to  be  fi.xed  by  articles 31  (5) 

of  debt,  burden  of  proof  under  plea  of. 248,  519  n. 

certainty  required  in  borrower's  allegations  of. 24S 

by  application  of  stock  to 478-4S4 

.?<r  Appi.ic.vtion;  Marsham.ing  of  .\ssets. 

of  matured  stock  must  be  in  cash 117 

to  agent,  when  not  payment  to  society 321 

PAYMENTS 

sec  Pkriodicai,  Payments. 

borrower  to  be  credited  with  what,  on  repayment 132 

of  borrower  not  applied  to  his  indebtedness  as  they  come  in...  332 

upon  stock  are  not  payments  upon  loan  (see  Payment) 385, 

477,  4S0-4S2,  4S7,  490,  548 

in  building  associations  must  be  small  but  frequent 332 

become  property  of  .society loi  //.,  207  ;/. 
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riCNAi;ni';s 

str  Finks;  Forfriturks. 

fines  are  not   4i3  IM,  427,  42^^ 

agreed  upon   for  breach  of  contract,  courts  will  not  enforce, 

413.  4'9 

PENALTY 

stipulation  that  whole  debt  due  on  default  is  not 394 

rKNDKNCV 

of  suit  oil  inortgai,fe  does  not  stop  dues,  fines  and  interest 70, 

152,  388,  432 

PENNSYLVANIA 

cases  on  theory  of  loans  or  advancements 3^1 

doctrine  in,  as  to  application  of  stock  to  debt,  marshalling  of 
assets,  &c 487-489 

PERCENTAGE 

of  mone}'  loanable  on  property  by  Iniilding  associations 398 

premium  cannot  ordinarily  be  reserved  merely  as  increased, 

407-408 

see  Premium. 

PERFORMANCE 

of  membership  duties  properly  secured  by  mortgage 67 

PERIOD 

of  maturity  of  stock,  how  described 17 

of  default  for  non-payment  of  dues,  how  computed 247 

of  society's  duration,  how  fixed 499-5oo 

fixing  of,  for  repayment  in  security,  eflfect  of 335 

for  winding  up,  effect  of  arrival  of. 497-498 

PERIODICAL  PAY'MENTS 

details  as  to,  to  be  fixed  in  articles,  &c  3'   (4)  (s) 

advantage  and  importance  of  small  and  frequent 332 

may  be  monthly  or  weekly 385 

PERMANENT  SOCIETIES 
see  Serial  Societies. 

strictly  so  called 23 

])opularity  of,  in  England 23 

in  America  (see  Seriai,  Societies)  23 

advantages  of,  to  borrowers  and  investors 23 

' '  paid-up  ' '  shares  in 23 

r<epayment  or  redemption  in 23,  149  «.,  I54 

liabilities  of  members  in ^54 

loans  in 387 

diflference  between  serial  societies  and 26 

terminating  and,  as  to  rules  for  forced  re- 
payment, none i49  "• 

PERPETUAL  SUCCESSION 

what  is  meant  by 219 

building  associations  have 219 


INDEX.  643 

PERSONAL 

defence,  when  usurj-  is  a 253,  254  n. 

liability   of  agent  on   contracts  intended  to   be  those  of  so- 
ciety    234,  235 

or    officer    by   reason   of   contracts   ultra 

vires 176,  277 

of  directors 1 89- 1 94 

none  for  errors  of  judgment 183 

in  case  of  gross  negligence  in  taking  se- 
curity      96 

for  contracts  ultra  vires 1 98,  277, 

288,  294;/.,  307 

for  losses,  &c 189-190 

for  loans  contracted  ultra  vires 288, 

294;/.,  307 

liability,  of  managers  of  inchoate  society  for  expenses 27,  83 

of  members,   claims  of,   as  creditors  a  set  oflF  against,  83 

for  corporate  debts 83,  84 

measure  of S3 

to  render  personal  services 62,  76,  212 

how  enforced 76 

of  officers,  for  mismanagement  {see  Directors;  Of- 

FICER-S) 50S 

of  treasurer  for  moneys  paid 172-173 

prerequisites  of  membership  to  be  fixed  in  articles 31  (4) 

property,  shares  of  stock  are 469 

security,  whether  society  may  advance  funds  on 312 

PERSONALITY 

attributed  to  corporations 219 

PERSONATION 

payment  upon  false 173  //. 

PETITION 

for  appointment  of  receiver,  what,  must  show 509-511 

who  may  present 512-513 

for  winding  up  by  unpaid  withdrawing  members  deferred  to 

give  society  time  to  collect  money 512  ;/. 

must  proceed  from  members  as  such 517 

when  borrower  cannot  present 517 

what  financial  condition  must  appear 518 

when  dismissed  without  costs 513 

PLACE 

of  business  to  be  fixed  In*  articles,  (S:c 31  (i) 

for  payment  of  subscriptions,  &c.,  likewise 31  (4)  (5) 

of  annual  meeting,  likewise 31  (8) 

of  corporate  meeting,  cannot  be  fixed  out  of  county •    159 

of  gem-nil  meeting,  when  members  l)ound  to  take  notice  of..   159 
when  members  to  be  notified  of. 159 


644 


INDEX. 


I'LKA 

ofnofumls,  to  suit  by  withdrawing  member 113,   11.S-116 

oinul  titl  corporalion  (.s<r  NuL  TiEL  Corporation).  ..   uSS,  207, 

251  and  iiolc,  535-546 

orpaymeiil,  Imnleii  iif  iiroot"  under  {see  TaymKNT) 24S,  519  //. 

of  It// ni  rv/v.v,  who  may  set  up  [sec  Ui^TRA  ViRKS) 278-285 

of  usury,  who  may  set  up  i.svv  USURY) 374-376 

must  conform  to  statute 37^ 

PLEADINGS 

S(Y  AlIvEGATions;    Avkrmknts;   Nui-  Tti:i<  Corporation; 
Pavmi:nt;  T''t.tra  Virks;  Usury. 

in  criminal  proceedings  against  officers 208 

in  actions  by  and  against  building  associations 243-253 

PLEDGE 

see  HvpoTHFXATioN. 

PLEDGEE 

levy  on  stock  in  hands  of 475 

priority  of  society's  lien  on  stock  over  right  of 475 

PLEDGOR 

rights  of,  over  stock ^6,  123,475 

POLICY 

motives  of  public,  in  establishing  and  legalizing  building  as- 
sociations {see  Design) 54.  91.  5^4 

of   management    of   society    to    be  prescribed  by  corporate 
meeting 9^ 

public,  as  to  sureties'  liability  on  official  bond  204-205 

as  to  implied  liability  of  corporations  for  salaries 212 

POLLS 

may  be  adjourned  from  day  to  day 167 

discretion  of  inspectors  of  election  as  to  closing 167 

POPULAR 

sense  in  which  dues  are  regarded  as  payments  on  loan 477 

POSSESSION 

of  official  bond  when  proof  of  acceptance 202 

mortgagee  in,  rights  of 449 

POTEST  AS  NON  POTEST  DELEGARI 183 

POWER  OF  ATTORNEY 

to  transfer  stock  signed  in  bank 47°.  47^ 

POWERS 

of  association,  general  discussion  of. 217-274 

few  common  law  powers 217 

to  organize  with  deficient  stock 64 

in   excess   of  statute   void   and   cause   of    for- 
feiture of  charter,  though  granted  therein 41, 

218,  284 

supreme,  vested  in  corporate  meeting 157 

to  maintain  suits   and  actions  (.y^^  Actions)... 

240-242 

to  pass  by-laws  (5.?^  By-Laws)  260-271 
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of  association,  to  borrow  money  {see  Borrowing  Powers), 

286-302 

to  build  houses 297 

to    acquire    and  hold  real   estate   {see  Reai. 

Estate) 303-308 

to  take  security  for  loans  or  advancements..390,  433 

what,     implied    from   express    grant   of 218, 

297  «.,  312  n. 

to  build  houses 2()-  fi. 

limited  bj- statute  and  charter 21S 

by  spirit  of  enactment 262 

to  objects   within   legitimate   scope   of 

statute  and  charter 276 

to  impose  fines  whether  dependent  upon  statute 

and  charter 417 

to  amend  where  charter,  constitution.  Sec,  re- 
corded       39 

enlargement  of,   cannot  be  asked  by  directors 

alone,  and  if  so  granted  is  void 178 

want  of  specific,  claimed  under  charter  may  be 

shown 541 

specific,  claimed,  who  estopped  from  denying..  544 

of  unincor|30rated  societies 547,  548 

abuse  or  misuse  of  {see  Ultra  Vires).. 278-285,  328 

as  to  lending  money 311-323 

what  corporate,  cannot  be  questioned 544 

of  adjourned  meeting 161 

of  agents   (.j^'^Agent) 229 

extent  and  limits  of 231 

how  far  notice  to  persons  dealing  with..  231 

of  directors,  extent  and  limits  of. 176-178 

delegation  of 183 

how  to  be  exercised 179 

in  granting  loans  beyond  stock-interest..    98 

see  Directors;  Oi-i-icers. 

of  executor   or  administrator  of  deceased  member 51 

of  infants  and  married  women  as  members 47 

see  Infants;  Married  Women. 

of  legislature  to  modify  charters  42 

to  alter  remedies 44 

to  remit  taxes 459 

ser  Li;r,isi,ATrRK. 

of  members:  str  Memhicrs;  Rights  oi'  M)vMbers. 

of  mortgagee  in  possession 449 

may  all  be  exercised  concurrently 453 

of  officers  (see  Oi'FiCHRS) 170-216 

to  be  fixed  in  articles 31  (6) 

of  president  and  vice-president 171 

of  secretary '  74- '  75 

of  treasurer 172-173 
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PRACTICAL 

operation  of  Iniildinj:;  associatiotis,  description  of. S-ii 

operation  of  bv-law  au  element  in  determining  legality 263, 

344.  360 
results  of  building  association  loans  or  advancements 398 

TREFRRRED 

stock 462-464 

PREFERENCE 

member's  right  to,  when  applying  for  loan,  over  outside  in- 
vestments  89-94 

may  be  enforced 94 

PRELIMINARY 

account  in  equity  as  basis  of  order  of  sale  on  foreclosure..  151,  445 
effect  of  payment  of  balance  found  due  upon 445 

expenses  in  formation  of  society 27,  83 

liability  of  promoters  for 27 

rules  to  be  observed  as  to 27 

effect  of  incorporation  upon  liability  for 27,  83 

PREMATURE 

dissolution,  effect  of,  on  borrowers'  contracts 397,  523-531 

whether  unanimous  consent  required  to 499-500 

borrowers'  liability  for  expenses  and  losses  how 

affected  by 523  «• 

losses  on,  chargeable  on  assets 523  "■.  526 

suit  against  borrower,  dues,  fines  and  interest  do  not  stop  run- 
ning during  pendency  of. 152 

PREMIUM  OR  BONUS 

what  is  meant  by ^3 

bid  not  earnings 327  "•>  40i 

definitions  of. 399-402 

different  kinds 399 

gross 399-406 

in.stallment 407-408 

general  discussion  of. 399-4io 

"fixed  "  or  "  minimum,"  illegal 95»  409-411 

may  be  defalked  by  borrower  when  95 

when  rule  as  to,  does  not  prevent  society 

from  recovering  premium  bid 95 

borrower  contracts  to  allow  society 124 

scaling  of,  on  repayment 140 

not  recoverable  from  strangers  borrowing 314-31? 

from  infants  and  married  women   members, 

317-319 
see  Marriki)  Women. 

when  considered  an  additional  undertaking 337 

usury  in,  left  to  jury 34i.  354.  356 

not  held  usurious 341-356,  363.  364 

held  to  be  usurious 357-363 

decisions  touching  legality  of,   in  the  various  states,  collected, 

394  and  notes. 
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PREMIUM  OR  -&0^\5^—Co7iiinued. 

when  calculated  on  sum  actually  advanced 402 

when  not  included  in  "  loan  " 395 

upon  re-loan 395 

borrower  not  intended  to  pay,  for  more  years  than  he  keeps 

loan 395 

true  nature  and  method  of  payment  of 399-401,  403,  482 

regarded  as  a  deduction 401  n.,  402 

ordinarily  gross  sum  per  share 407,  408 

basis  of  computation  of 402 

cannot  be  added  to  loan 402 

must  be  ascertained  by  competition 409 

free  competition:    fixed  or  minimum 

premium 410-411 

justification  of. 409-410,  523 

advantage  to  borrower,  if  below;  loss,  if  above  average.... 410,  482 

when  not  recoverable  from  borrower 411 

interest  upon 403-404,  436-438,  508  n. 

to  be  accounted  for  on  winding  uj) 403 

rebates,  abatements,  discounts,  and  remissions  on 405-406,  531  //. 

not  a  prepayment  or  deduction 401,  403,  482 

when  interest  not  chargeable  on,  in  settling  society's  affairs  in 

equity  508;/. 

in  unincorporated  societies  (^see  Loan) 548 

for  preference  in  payment  of  matured  stock 117 

PREP.A.YMF,NT 

premium  is  not  a 401,  403,  482 

of  stock 461  -464 

PREREQUISITES  OF  MEMBERSHIP 

to  be  set  forth  in  articles  31  (4) 

PREROGATIVES  OF  MEMRICRSHIP 
see  Mkmbers;  Rights  of  Members. 

PRESENT  VALUE  OF  MORTGAGE 
see  MoRTc.AGES. 
rule  for  computation  of 130-131,  134-136,  149, 

151.  339.  386,  415-416,  442-443.  444.  445 
PRESIDENT 

functions,  &c.,  of 171 

to  sign  contracts  and  execute  deeds 171 

contract  of,  for  necessaries,  when  bimling 171 

may  contract  with  society 187 

has  custody  of  corporate  seal 220 

PRESUMPTION 

as  to  assent  of  individual  members  to  corporate  acts 157, 

268,  422 
see  Di.ssKNTiNG  Me.mhers. 

as  to  assent  to  valid  Ijy-laws 260 

of  minority  not  universal  422 

as  to  existence  of  agency  from  former  employment 230 

person's  being  permitted  to  act 
as  agent 230 
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PRKSl'M  PTION— r(J////w//<vA 

as  to  powers  of  agents  to  contract 229,  394  w. 

that  borrower's  payments  were  for  dues  and  fines 248 

as  to  balances  acknowledj^ed  due  to  withdrawinj;  members 256 

none  against  society  taking  other  than  customary  security 312, 

390-391 

as  to  usury  where  officer  receives  bonus  for  loan 379 

as  to  necessary  amount  of  capital  stock 461,  466 

as  to  withdrawal  balances  [sec  Withdrawal  Balances) 256 

PRESUMPTIVE  FRAUD 192 

PREVALENCE 

and  importance,  present,  of  building  associations 6 

PRIMA  FACIA 

charter,  showing  of,  sufficient  answer  to  plea  oinul  ticl  corpo- 
ration   535 

PRIMARY 

design  and  object  of  building  associations  (see  Design) 7,  17, 

54,  86,  91,  93,  276,  403,  407,  425 
fund  for  payment  of  debt,  land  mortgaged  is 376 

PRINCIPAL 

not  society's  agent  in  procuring  sureties 200 

when  liable  for  agent's  torts  (iYvAGHNT) 238 

method  of  repayment  of,  in  building  association  loans 331 

and  interest,  repayment  of  loan  proceeds  upon  basis  of 329, 

330,  334,  337 

stipulation  for  return  of,  not  improper  in  mortgage 334 

effect  of. 399-400 

when  invalidates  mortgage 434 

PRIOR  IX  TEMPORE  PO  TIOR  INJURE 486 

PRIORITY 

rule  for  competition  among  withdrawing  members  for, 
legality  of 104,  265 

all  members  entitled  to,  over  fraudulent  directors  on  distri- 
bution, when 192,  515 

of  payment,  order  of,  on  distribution  of  insolvent  society's 
assets 514-515 

stock  {sec  Stock) 462-464 

of  society's  lien  on  stock  over  pledgee 475 

PRIVATE 

instructions  to  agents  do  not  affect  persons  dealing  in  igno- 
rance thereof  bo)ta  fide 229 

persons  cannot  enforce  forfeiture  of  charter  {see  Forfeit- 
ure)  507  and  note,  539 

PRIVILEGE 

of  receiving  loan  or  advancement,  nature  of. 20,  88,  469 

PROCEEDINGS 

by  individual  members  against  delinquent  officers 87,   194 

see  Actions;  Directors. 
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PROCEEDS  OF  SALE  UNDER  MORTGAGE 

remedy  where,  insufficient  to  cover  whole  sum  due 446 

where   application  of,  to  debt  does  and  does  not  extinguish 
membership 448 

PROCESS 

by  and  against  building  associations,  how  regulated 242 

PROFITS 

see  Account. 

apportionment  of,  in  serial  societies 24 

members  entitled  to  share  equally  in. 77,  87,   122 

account  of,  not  involved  in  member's  right  to  withdraw....  100,   loi 
members  not  entitled  to,  before  winding  up 332, 

477,  481 
proportion  of,  which  a  member  may  claim  on  withdrawal.. 102,   103 

when  withdrawing  member  must  be  allowed  some  share  of 103  ;/. 

mutuality  of. 122 

borrowers  have  share  in 122-123 

cannot  have  credit  for,  before  winding  up,  unless  b}' 

statute  or  rule 132 

redeeming,  may  claim  same  dividend  of,  as  with- 
drawing investors 135,  136,  447 

whose  loan  recovered  by  society  and  membership 
continues,  entitled   to   share  in  final  distribution 

of 150 

impossibility  of  accounting  for,  before  winding  up 481 

what  are,  for  purposes  of  taxation 495 

participation  in,  estops  party  from  denying  society's  corpo- 
rate existence 546 

and  loss  account  included  in  borrower's  true  indebtedness 128 

PROGRESSION 

arithmetical,  in  fines 424 

PROHIBITION 

effect  of  statutory  or  constitutional,  upon  the  exercise  of  cer- 
tain powers 278,  280-281,  32S 

in  statute  or  constitution  of  state  not  removed  by  grant  in 
charter  under  it ; ^'^\ 

PROMISED  LOAN 

what  action  members  may  have  for  subsequent  refusal  of 

231  "•.  257 

PROMISSORY  NOTES 

sec  Bii,i,s  .\ND  NoTKS;  B.\nkinc.  and  Bokkowin..  r.iwi.Ks; 
Discounting. 

PROMOTERS 

of  inchoate  building  association,  liability  of,  for  expenses  ...27,  S3 

PROOI- 

Sir  EVIDENCK. 

of  acts  and  contracts  of  directors 184 

of  agency,  when  on  borrower  {see  BURDEN  of  Prooe) 248 

of  common  seal 222 
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PR  OOV— Con/ in  i/t'i/. 

of  corporate  existence,   wlial  suflicient  [src  NiM,  Tnii<  Cor- 
poration)   535 

of  incorporation,  need  not  l)e  made  nnder  general  issue 251 

of  maturity  of  stock,  under  plea  of  payment 519  ?/. 

of  payments 248 

of  service  by  initials  and  abbreviations  endorsed  on  writ 243 

in  criminal  prosecution  against  oflicer 208 

in  suit  by  oflicer  against  imliviilual  director  for  salary 216 

PROPERTY 

see  Corporate  Property. 

when,  may  be  followed  into  hands  of  stockholders 84 

uncertain  nature  of  building  association's loi 

in  whom  laid  on  criminal  prosecution  against  unfaithful  offi- 
cers   208 

in  stock,  nature  of 469 

in  dues  paid  by  members  loi  ;/.,  207;/. 

PROPORTION 

of  loan  grantable  to  member's  stock-interest 98 

on   mortgage   to   value   of  property   mort- 
gaged   398 

PROPORTIONATE 

allowance  of  rebate  on  premium  for  fractions  of  year 140 

PROSPECTIVE 

operation  of  by-laws 142  ;/. 

PROTEST 

of  majority  against  election,  effect  of. 

PROVISIONS 

to  be  made  in  rules,  articles  or  constitution 31 

PROXY 

matter  of,  to  be  regulated  in  rules,  articles  or  constitution... 31  (6) 
representation  by,  right  of,  &c 86,   163 

PUBLIC  POLICY 

underlying  building  association  scheme  (see  Design)... 54,  91,  504 

as  to  liability  of  sureties  on  official  bonds 204-205 

as  to  implied  liability  of  corporations  for  compensation 212 

PUBLIC  RUMOR 

is  not  notice  to  society , 236 

PURCHASE 

of  land  under  junior  encumbrance  by  first  mortgagee,  effect 

of 446 

see  Real  Estate. 

PURCHASE-MONICV 

how  far  mortgage  for,  by  society,  may  be  enforced 309 

equitable  lien  for 307  «.,  309 

in  hands  of  tin rd  parties 307 
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PURCHASER 

whether,  may  set  up  usury  in  prior  encumbrance 374-375 

subject  to  usurious  mortgage  cannot  defend  on  usury 375 

to  building  ass'n  mortgage  bound  by  its  terms 386  ;/. 

when  liable  to  pay  dues..  452 

when  not  so  liable 452 

when  estopped  from  setting  up  plea 

oi  nul  tici  corporalion 544 

when  cannot  deny  specific  powers 

claimed  by  society 544 

when  cannot  marshal  assets 491 

equities  of,  superior  to  those  of  judgment  creditors 492 

for  value,  under  void  sale,   when,  may  recover  for  improve- 
ments   451 

of  stock   sold  but  not  transferred  without  notice, 

rights  of 471 

defence  of,  against  mortgage  by  defunct  society 521  ;/. 

equity  of  marshalling  assets  does  not  follow  prop- 
erty into  hands  of 493 

of  fee  simple,  when,  will  not  defeat   mortgage   on  equitable 

title 450 

of  stock  pledged  to  society  cannot  compel  its  abandonment 
and  resort  to  mortgaged  property 484 

PURPOSE 

of  building  association 7,  17,  54,  86-93,  276,  403,  407,  425 

acquisition  of  dwelling  by  members  an 

essential  part  of 16  ;/.,  86,  91 

should  be  set  forth  in  articles 31  (i) 

court  may  define,  if  not  set  forth  in  pe- 
tition for  incorporation 371,  262 

illegal   departure   from,   does   not    re- 
lieve   members    from   their    duties, 

178  ;/.,  310 

what  are  debts  contracted  for 307 

of  incorporation,  by-laws  nmst  conform  to 262 

.  may  be  specified  by  court  if  not  set  forth  in 

petition  for 37.  262 

defining  of,   belongs  to  State,  not  to  the  so- 
ciety..  , 506 

of  limitation  upon  funds  available  for  withdrawal 1 14-116 

of  corporate  seal 220 

of  recital  of  debt  in  mortgage 37^  ". 

of  stipulation  for  stock-payments 382-383 

of  fines  in  building  associations ". 4'2 

PURSUIT 

of  different  securities  held  by  society 393 

Q. 

QUALIFICATIONS 

by-laws  imposing  new,  on  voters,  void 


266 
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QL'AXTi'.VMI'h'C/r 

for  services 212 

QUO  U'ARRAXTO 

discretion  of  court  as  to  ouster  upon 505 

charter  can  be  avoided  only  by  direct  proceedings  on 507 

limits  of  right  of  state  to  interfere  by 507 

QUORUM 

should  be  provided  for  in  articles 31  (8) 

of  corporate  meeting,  what  is 162,  163 

when  majority  of  all  members  required  to 163 

of  directors,  what  is  a,  to  do  business 181 

for  passing  by-laws 260  ;/. 

R. 

RATIFICATION 

when  unanimous  consent  of  members  will  work,  of  agent's 

or  officer's  acts  u/lra  viirs 218,  307,  549 

of  acts  merely  in  excess  of  agent's  powers 231,  233 

when  implied 233 

of  torts,  &c.,  of  agents,  liability  of  society  by  reason  of 238 

what  is  not 238  ;/. 

1)y  unincorporated  society  validates  secretary's  unauthorized 

act 549 

of  acts  of  irregular  corporate  meeting 160 

by  association,  of  directors' act,  how  inferred 176 

how  not 292 

by  married  woman  of  loan  made  during  disability 320 

READ 

ability  to,   not  a  bar  to  showing  mistake  in  recital  of  mort- 
gage due  to  fact  of  not  having  read  same 60 

failure  to,  or  to  have  read  60  ;/. 

REAL  EvSTATE 

acquisition  of,   by  members  an  essential  part  of  building  asso- 
ciation scheme 16;/.,  86,  91 

see  Design;  Purpose. 

corporate,    when    may    be    followed   into    hands    of   stock- 
holder  84,  51T  ;/. 

member's  interest  in  338,  469 

how  value  of,  ascertained 117;/. 

conferring  authority  to  sell,  is  exercise  of  corporate  power 185  n. 

appointment  of  agent  to  sell,  need  not  be  under  seal 221 

formalities  of  conveyance  of. 220,  221 

title  of,  sometimes  vested  in  trustees 195 

always  so  in  unincorporated  societies 548 

jjurchase  of,  right  of,  postponed  to  members'  right  to  receive 

loan 90 

propriety  of,   as,   in  investment,  depends  on  so- 
ciety's statutory  powers 94 

misappropriation     of    funds     for,    may    be   re- 
strained   282,  305 
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REAL  ESTATE— ro;//z««^^. 

purchase  of,  right  of,  draws  with  it  right  to  improve 297 

debts  contracted  in,    utt)-a  vires  cannot   be  en- 
forced   307,  309 

power  of  society  to  make,  and  hold 303-309 

by  directors /^//ra  z7/r^  a  fraud  on  society 305 

Enghsh  doctrine  as  to  society's  right  of,  under 

statute 305-309 

American  doctrine  as  to  same 308-309 

powers    of   building    association  as   to,  in   Ala- 
bama    308  ;/. 

contract  of,  when  not  declared  void   30S  ;/. 

and  dealing  in,  ground  for  forfeiture  of  charter...  505 

by  stockholder  from  insolvent  societ}- 511  ;/. 

method  of  obtaining  control  of,  beyond  statutory  allowance...  303 
mortgaged  is  primary  fund  for  payment  of  debt... 376,  490  ;/.,  521 
statutes  referring  to  mortgages  of,  have  no  reference  to  chat- 
tel mortgages 453  "• 

relation  of  value  of,  to  amount  loaned  on  mortgage  on  39S 

equitable     lien   for   purchase-money   on,    in   hands  of  third 

parties — 307 

conveyance  of,  after  expiration  of  charter 520 

sec  Mortg.\ge;  Pupchaser;  T1T1.1:;  Vendor. 

REBATE 

borrower  entitled  to  same  bonus  by  way  of,  on  repayment,  as 

withdrawing  member 135.  1361  447 

upon  premium  on  repa^'ment  how,  computed  as  to  fractions 

of  years 140 

legality  of 405-406 

significance  of 53'  "• 


of  interest  upon  computation  of  present  value  of  mortgage 


■•■  0 
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on  repayment  when  dues  cover  interest  or  redemp- 
tion money 444 

KKBriLDING 

mortgagee  in  possession  may  add  cost  of,  to  mortgage 449 

RECEIPT 

of  dues,  estoppel  by 5'*^.  '50,  44^ 

for  one  year's  rent  presumes  payment  of  prior  years 192 

RECEIPT  BOOK 
sec  Pass-Book. 

issued  by  society  is  evidence  in  spite  of  what 479 

how  proved  479 

RECEIVER 

right  of  and  grounds  for  appointment  of  508-5  m 

what  bill  praying  for,  must  show 509 

who  may  ask  for  appointment  of  S'^ 

appointment  of,  effect  on  corporate  existence 5'  >  "••  522,  527 

duties  and    liabilities   of  members  and    l)or- 

rowers 523-534 

assignment  of  mortgages  by 53°  "• 
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Ri-;cirR(.)CiTV 

in  building  association  seheine  :  str  Mutuality. 

RKCITAL 

in  mortgage  of  debt,  purpose  of. 376  >i. 

how  far  bond  .shown  in  evidence  nnist  correspond 

with 549"- 

estoppel  upon  married  women  by  48 

upon    member  and  mortgagor's  vendee  by  :  see 
HSTOPi'KL. 

RECOGNITION 

of  corporate  existence  estops  patty  from  denying  it 543-545 

RECONVEYANCE  OF  STOCK 

when  borrower  cannot  demand,  after  sale  on  mortgage 446 

may  demand,  thereafter 448 

RECORD 

of  directors'  transactions  :  see  Minutes. 

of  society  is  evidence  of  relation  between  it  and  members 471 

of  mortgage  not  notice  for  what  purpose 494 

RECORDER 

liability  of,  for  search  of  encumbrances  when  not  removed  by 

act  of  society's  solicitor 198 

error  of,  in  recording  mortgage,  when  does  not  defeat  lien 450 

RECORDING 

of  articles,  &c.,  purpose  of 39 

RECOVERY 

see  Actions. 

of  usury  paid 369-372. 

in  North  Carolina 372 

action  for,  must  be  brought  within  statutory  period .. .  373 
barred  when  usury  merged  in  judgment  {see  NOTES ),  377 

REDEEM 

see  Redemption;  Repayment. 

"REDEEMABLE" 

stock 99"- 

"REDEEMED" 

or  "  bought  out,"  what  meant  by 13 

REDEEMING 

shares  a  mode  of  making  loans,  identical  with  selling  money...     19 

REDEMPTION  {sec  Repayment) 128-146 

in  permanent  societies 23,   154 

costs  in  suits  for I53 

REDEMPTION  MONEY 

equivalent  to  interest 33^,  34^ 

dues  representing,  cease  upon  repayment 384,  386,  387 

fines  for  default  in  payment  of. 427-428 

borrower  repaying  entitled  to  deduction  of. 447 
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REDUCTION 

sre  Contribution;  Expenses;  Losses;  Set-off. 
upon  repayment  :  scr  Repayment. 

upon  premium  :  sec  Ab.^temenT;  Deduction;  Premium;  Re- 
mission. 

RE-ELECTION 

to  same  office  creates  a  new  office,  and  sureties  on  old  bond 
are  not  bound 204-205 

REFEREES 

covenant  for  reference  to,  in  mortgage  valid 151  ;/, 

REFERENCE 

see  Arbitration. 
REFORM.\TION 

of  mortgage  when  allowed  {see  Errors  and  Omissions) 434 

REFUSAL 

to  accept  legislative  modification  of  charter,  consequence  of...     42 

to  transfer  stock,  ground  for  suit  for  damages 57, 

258  a?u/  nolc,  473,  474 
of   members   to   pay   dues   does   not   relieve   others   or   bor- 
rowers  63,  532 

does  not  dissolve  society 49S 

to  accept  proper  tender,  effect  of. 153,  454 

to  lend  funds  to  members  bidding  highest,  &c.,  illegal 325-326 

REGULARITY 

necessity  and  enforcement  of,  in  payment  of  dues 

of  election  cannot  be  questioned  collaterally  — 168 

of  incorporation:  see  Charter;  Collateral  Inquiry;  In- 
corporation; NulTiel  Corpor.\tion. 
REIMBURSEMENT  OF  SOCIETY 

claim  of  society  for,  for  default  in  dues,  &c  • 412 

by  borrower  :  sec  Loan  or  .\dv.\ncemenT;  Repayment. 

REJCTION  OF  VOTES 

result  of  improper 164 

RELATION 

of  borrower's  stock-payments  to  his  debt  to  society 477 

of  amount  of  mortgage  to  value  of  real  estate  mortgaged 398 

of  applicant's  stock-interest  to  amount  receivable  as  loan 98 

RELEASE 

of  one  of  two  funds  without  actual  notice  of  subsisting  right  to 
compel  resort  to  that  fund,  effect  of. 494 

of  stock  pledged  with  actual  notice  of  second  mortgage  is  sat- 
isfaction of  first  mortgage  pro  /a II /o 494 

to  one  member,  when,  enures  to  benefit  of  all 5'.> 

RELIEF 

courts  will  grant,  against  oppressive  fines  {sec  Fines) 

but  not  from  contract  merely  on  account  of  hardship 397 

RE- LOAN 

premium  upon .^95 

borrowing  money  for  purpose  of  making 297 
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KKMi-:i)ii';s 

stY  Arbitration;  Lkgai,  RivMianHS.  ' 

statutes  ohaiij;ing,  are  valid  44 

for  refusal  to  transfer  stock  [Si\'  REPUSAI,) 473-474 

make  prouiised  loan 231  ;/.,  257 

where  proceeds  of  sale  insufficient  to  cover  whole  sum  due 446 

REMISSION 

of  preniiuni 4'J5>  4^6 

of  fines  at  discretion  of  directors 432 

of  forfeitures  also 55-  72-75.  432 

of  taxes  on  buildint;^  association  niorti^ages  binds  counties 459 

REMOVAL 

siY  Amotion. 

REMUNERATION 
see  Compensation. 

RENEWAL  OF  LEASE 

mortgagee  in  possession  may  make,  and  add  cost  to  mortgage 

debt 449 

but  cannot  release  right  of 449 

RENTS 

eflfect  of  receipt  for  last  year's,  in  full 192 

mortgagee  in  possession  cannot  charge  as  receiver  of. 449 

in  arrear,  mortgagee  in  possession  may  pay,  and  add  to  mort- 
gage debt 449 

REPAIR 

covenant  to  keep  premises  in,  properly  inserted  in  mortgage...  439  n. 

REPAIRS 

secretary's  contract  for  necessary,  binds  society 174-175 

mortgagee  in  possession  may  add  cost  of,  to  mortgage  debt....  449 

REPAYMENT 

see  Redemption. 

articles  should  provide  for 3^  (5) 

borrower's  contract  as  to 124,  382-383,  518 

not  contemplated  therein  before  society's  expiration 139,  518 

effect  of:  does  not  discharge  borrower's  liability  on  his  secur- 
ity for  dues,  &c 67-69.  382-383,  449 

after  decree  and  before  sale 68,   150 

after  suit  brought »... 150 

interest  ceases  upon 384,  386,  387,  444 

not  contemplated  by  borrower's  contract 129,  397,  447 

right  of  voluntary,  is  incident  to  membership 397 

how  basis  of,  is  that  of  principal  and  interest 329,  330,  334,  337 

method  of,  of  principal  in  building  association  loan. ..331,  382-383 
stipulation  for,  eo  nomine,  in  security,  effect  of...  129,  133,  334,  400 

when  renders  mortgage  void 434 

voluntary,  right  of. 128,397 

reasons  of  equity  and  policy  for 127,  134 

general  discussion  of. 128-146 

early  decisions  as  to 129 
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REPAYMENT— a?;//'/;/^^^?. 

voluntary,  principle  of 129 

where  sum  and  time  are  fixed 129,  133 

right  of,  may  be  denied  until  fines,  &c.,  paid 131 

credits  allowable  to  borrower  upon 132,138-139 

and  note. 

under  provisions  of  articles 134-137 

English  decisions  as  to 134-136 

borrower  entitled  to  same  bonus  upon,  as  with- 
drawing investor 135,  136,447 

this  extends  to  deduction  of  redemption  money. . . .  447 

American  decisions  founded  on  English 137 

general  doctrines  as  to,  modified  by  statute 137 

scaling  of  premii;m  iipon 140,  405-406 

provisions     for,     construed     favorably     to      bor- 
rower  137,  138 

existing  at  time  of  loan  how  far 

may  be  modified 141-142 

terms  of,  by  special  arrangement 143-144 

are  mere  offers  of  compromise,  145 
when     member      repudiating, 

may  benefit  by 146 

under  mortgage  deed 146 

effect  of  demand  by  society  of  sum  in  ex- 
cess of  lawful 149 

upon  default,  terms  of. 149 

difierence  between  voluntary  and 444 

upon  death  of  borrower  and  judicial  sale  of  premises 148 

in  permanent  and  serial  societies 154 

rule  for  computing  amount  due  on,  irrespective  of  rebates  al- 
lowed by  statute  or  rules 130-131,  149,  151,  339,  386, 

440,  444,  445 
not  varied  by  practice  of  preliminary'  accounts  on  foreclos- 
ure inequity    151 

in  the  same  at  law  as  in  equity 445 

upon  premature  dissolution  of  society 523-531 

upon  appointment   of  receiver 527 

in  Georgia 395  >'■ 

by  heirs  and   legal  representatives,  terms  of 396 

where  proceeds  of  sale  insufficient  for,  parol  contract  to  make 
up  deficiency  due  on,  arises 446 

REPEAL 

of  statutes  by  implication 32  ;/.,  37  w.,  43  n. 

of  earlier  of  two  acts  passed  at  same  session  by  later 495  n. 

REPRESENTATIONS 

sec  MISRKPRKSENT.VTIONS. 

R  EPR  ESE>f  T  ATI  VES 

terms  of  repayment  of  loan  by 39^ 

of  husband  oi  feme  sole  member,  rights  of,  to  her  stock 469 

of  borrower  may  compel  application  of  stock  to  debt 4S4 
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of  by-laws,  provision  to  he  made  tor,  in  articles 31  (9) 

of  contracts  by  premature  dissolution  [str  Rkckiver) 523-531 

none  by  mere  temporary  suspension  of  business, 

533-534 
of  ol)ligations,  none  by  illegal  conduct  of  officers  or  society..  282, 

3»3.  305.  31" 

nor  by  refusal  of  members  to  ])ay  dues 63,  532 

of  resolutions  to  prejudice  of  members  wben  illegal 143-144 

of  special  terms  of  repayment  when  unlawful 283 

RESERVATION 

of  power  to  modify  and  repeal  charter,  effect  of 42,  44 

upon  loans  strictly  confined  to  statutory  and  by-law    limits, 

365,  434 
Str  Loans;  Mortgage. 

RESIGNATION 

of  trustees  or  directors,  effect  of,  upon  titles,  &c 195,  219 

RESOLUTION 

when,  cannot  be  rescinded  to  prejudice  of  member...  143-144,  283 

for  extra  compensation  to  director  when  not  binding 213 

mere,  may  make  binding  contract 223 

legality  of,  when  cannot  be  disptited  by  society 283 

RESPONSIBILITIES 

society  bound  to  observe  two  classes  of. 504 

RESPONSIBILITY 

see  Liability;  Personal  Liability. 

RESTRAINTS 

see  By-Laws;  Injunction;  Officers. 

on  withdrawals  when  void 265 

on  officer's  right  of  voting  generally,  void 266 

upon  transfer  of  stock 472 

RESULTS 

practical,  an  element  in  determining  legality  of  rules 263, 

344.  360 

of  loans  or  advancements  in  building  associations..  398 

RETRO-ACTIVE 

and  expository  statutes 43 

efficacy,  by-laws 141-142 

REWARD 

director  cannot  claim,  for  recovery  of  stolen  property 213  n. 

RIGHTS 

of  members,  general  discussion  of 85-156 

classification  of. 85 

to  vote 86,  123,  266 

to  notification  of  corporate  meeting 86 

as  corporators,  generally 86 

to  attend  corporate  meeting 86 

to  hold  more  than  one  share  of  stock 86 

to  have  access  to  corporate  books 87 


INDEX.  659 

RIGHTS—  Contin  tied. 

of  members,  to  be  elected  to  and  hold  office 87,   123 

to  share  in  profits 87,  100,  loi,  103;/. 

to  account  of  profits,  when  accruing ic)o, 

loi,  4S1,  482 

to  sue  society 87 

to  apply  for  dissolution  of  societ}- 87 

to  compel  winding  up  in  equit}- 120 

are  based  upon  their  interests  as  shareholders 122 

upon  forced  repayment 149 

to  proceed  against  unfaithful  officers 87,  177,   194 

to  restrain  unlawful  acts  of  officers... 87  and  no/c,  310 

to  receive  loan,  nature  of 20,  88,  96,  98,  99,  469 

depends  upon  ability  to  give  se- 
curity       96 

being  highest  bidder,  to  receive  loan 89,  95,  97 

applying  for  loan,  to  preference  over  outside  in- 
vestments   S9-94 

to  enforce  such  right 94 

to  sue  for  refusal  of  promised  loan 257 

see  Loans  or  Advancements. 

to  apply  to  chancery  to  prevent  departure  from 

lawful  business 310 

to  control  stock  pledged 475 

whether  vested  can  be  disturbed  by  by-law 269 

to  withdraw,  general  discussion  of  {sec  With- 
drawal)  99-114,  447 

absolute  under  statutes 104 

regulated  by  law  in  force  at  time 

of  incorporation 104 

cannot  be  regtilated   contrary  to 

statute  or  charter 104 

nor  capriciousl}-  denied  by  direct- 
ors    107 

borrower  surrenders 121,  447 

defeated   by  fines,   &c. ,  standing 

against  member 131 

an  incident  to  membership 447 

of  borrowers,  general  fliscussion  of 121-154 

being  pledgors  of  stock,  to  vote 86,  123,  475 

to  hold  office 123 

to  appropriate  .stock-payments  to  debt,  after  de- 

fauK- 149.  15".  A1^-AH 

to  make  tender  of  present  value  of  mortgage 152 

not     affected     by     impossibility    of   enforcing 

terms  of  loan 55 

upon  forced  repayment 151 

of  voluntary  repayment  {sec  Rki'AVMi;.\T)...I2R,  397 
to  appropriate    stock-payments  to 

debt 130-136, 

I. 5 1,  152,  478-484 
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of  borrowers,  of  voluntary  repayment    may   be   denied   until 

fines,  &c.,  paid  131 

construction     of     provisions    for, 

favors  member I3<S 

as  existinjj;  at  time  of  loan,  how  far 

may  be  varied 141-142 

an  incident   to    membership,    but 
not  secured  by  contract  of  loan,  397 

of  pledj^or  of  slock  lo  vote —  86,  123 

to  control  stock  pledged 123,  475 

of  withdrawing  members,  absolute,  to  share  of  profits,  when...   103  ;/. 
rights  of  membership  cannot  be  exercised 

by  109-110 

to  proceed  to  j  udgment  against  society in, 

115-117 

of  infants  and  married  women  as  members 47 

of  executor  or  administrator  of  deceased  member  55 

of  minority  to  insist  upon  continuance  of  society 147 

of  owner  of  stock  to  sue  society  for  refusal  to  transfer 57, 

258  and  note,  473,  474 

of  salaried  officer  improperly  removed  to  sue  for  salary  215 

of  officer  to  vote  generally  cannot  be  restricted  to  casting  vote,  266 

once  vested,  how  affected  by  later  by-law 268-269 

of  society  to  maintain  suits  and  actions  [sec  Actions) 240-242 

to  reserve  interest,  involved  in  right  to  loan.. 324 

to  compromise  with  its  members 325 

to  take  security  involved  in  power  to  make  loan 433 

to  contract  to  effect  insurance  [sec  Powers) 233  //. 

acquired  before  incorporation,  how  affected  by  in- 
corporation   550 

and  responsibilities,  society,  bound  to  respect  and  observe  two 
classes  of 5^4 

RULE 

for  computing  present  value  of  mortgage..  130-131,  134-136, 

149.  151,  339.  386,  415-416,  442-443.  444.  445 
for  repayment   in    absence   of    by-law   and   statute    regula- 
tion    130,  131 

in  England 134-136 

in  America ^37 

same  at  law  as  in  equity 445 

for  stating  preliminary  account  upon  foreclosure  in  equity  {see 

Preliminary  Account)  151 

to  be  observed  in  enactment  of  fines 418-426 

RULES  OF  vSOCIETY  (ArTici.ES  or  Constitution) 

importance  of  drawing,  with  care 29 

framing  of 29 

adopted  as  basis  of  incorporation  binding  on  society 30 

what,  should  provide  for 5^ 

latitude  in  framing,  where  incorporation  is  by  patent  or  special 

act 36 
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latitude  in  framing,  where  under  general  law 36 

purpose  of  recording 39 

how  far  binding  on  depositors 56 

members  bound  to  obey 61,  260 

even  where  charter  obtained  by  fraud 305 

or  character,  &c. ,  of  society  has  been  unlawfully  changed,  310 

made  after  notice  of  withdrawal 109-110 

illegal,  are  void  and  ground  of  forfeiture  of  charter  {see  By- 
Laws) 505 

unwritten 86  n. 

have  force  of  contract 141 

"  RULEvS  FOR  THE  TIME  BEING  " 

submission  to,  how  construed 269 

RUMOR 

public,  is  not  notice  to  society 236 

RUNNING  OF  SOCIETY 
period  of :  see  Duration. 

s. 

SALARY 

see  Compensation. 
SALE 

5^^  Judicial  Sale;  Sheriff's  Sale. 

statement  of  preliminary  account  as  basis  of,  on  foreclosure  in 

equity 151 

on  mortgage  of  infant  when  set  aside 47  "■ 

arrested   where   period  of  default  not  properly 

shown  244 

prevented   after  decree   by   payment  of  arrears 

found  by  preliminary  account 445 

when  mortgagee  in  possession  cannot  claim  costs 

of 449 

by  attorney  not  named  therein  void 451 

who  may  be  appointed  trustee  in  mortgage  to  make,  on  de- 
fault, &c 451 

of  stock  and  application  of  proceeds  to  borrower's  indebted- 
ness, who  may  claim  {see  Marshalling  of  Assets) 484 

of  stock  for  non-payment  of  taxes,  estoppel  from  contesting 

validity 238  ;/. 

under  power  in  usurious  mortgage 362 

SATISFACTION 

of  mortgage  when  void 156 

SAVINGS  INSTITUTIONS 

building  associations  are  not  mere 92 

SCIRE  FACIAS SUR  MORTGAGIv 

writ  of,  must  sliow  default  an<l  present  right  of  action  244 

clause  for,  on  default,  in  married  woman's  mortgage  g(K)d 317 

nature  of  proceeding  on 521 
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SCOTLAND 

funds  of  society   in,  liable  for  damages  to  member  injured  by 

officer's  violation  of  rules 194  «. 

sureties  in,  discharged  from  ofiicial  bond  by  neglect  of  society...  203  w, 

SE.\I. 

corporate,  president  custodian  of. 171,  220 

society  may  authorize  any  person  to  affix. 220 

what  is 220 

affixing  of 220-223 

formalities  of  execution  of  instrument  under 220-222 

use  and  effect  of 220,  221 

where  required  221,  223 

affixingof,  to  instrument  makes  its  specialty 221 

effect  of,  on  negotiable  note 221 

appointment  of  agent  need  not  be  under 221,  228 

does  not  prove  itself 222 

what  is  a  sufficient 222 

custody  of,  to  be  provided  for  in  rules 222 

authentication  of 222,  223  n. 

appointment  of  attorney  under 241 

necessity  and   significance   of,    in   corporate   con- 
tracts   223 

one  sufficient  where  several  persons  appointed  to  sell  land 220  ;/. 

SECOND  MORTGAGEE 

right  of,  to  marshal  assets 485-491,  493-494 

deny  corporate  existence  of  first 535  n. 

SECONDARY  EVIDENCE 

admitted  on  failure  upon  notice  to  produce  primary 1S5 

see  EviDENCK;  Minutes;  Proof. 

SECRETARY 

payment  of  dues,  to  instead  of  treasurer 63 

functions,  liabilities,  etc.,  of. 174-175 

contract  of,  for  necessaries  binds  society 174 

when  not  binding  on  society 174 

to  effect  insurance,  when  binding  on  society 233  ;/. 

liability  of,  for  not  keeping  proper  minutes 184 

embezzlement  by 207 

power  to  bind  society  where  manages  transaction..  1 74  ( addenda ) ,  233 

of  unincorporated  society,  powers  of. 549 

see  Minutes;  Misrhpresent.\tions. 

SECURITIES 

inspection  of,  by  auditors  to  be  provided  for  in  articles 54  (7) 

prohibited  by  charter  not  void 281,  312  and  note. 

what,  society  may  take  for  loans -••■  312 

offered  for  loan,  solicitor's  disapproval  of. 96,  257 

of  borrowers,  assignment  of  by  society 298 

pursuit  of  difTerent ,  simultaneously 393 

concentration  of,  and  stock  in  one  person  dissolves  society 502 

marshalling  of. 485-494 

of  two,  for  same  debt  each  must  bear  its  share 486  n, 

of  unincorporated  society,  how  held 548 
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SECURITY 

for  loans,  &c.,  to  be  provided  for  in  articles 31  (5) 

borrower's,  stands  for  dues,  &c.,  after  repaj-ment  of  loan  se- 
cured   67-69 

intended  to  be   for  society's  duration,  although 

otherwise  written 125  «.,  3S3,  449 

form  of,  does  not  affect  rule  as  to  repayment 133 

joint,  of  self  and  outsider 392 

right  to  receive  loan  depends  upon  ability  to  furnish 89,  96 

discretion  of  society  as  to 96 

of  directors  as  to 96,  312 

•      customarj-,  in  building  associations  96,  312,  390 

no   equities   arise   against   society   for    departing 

from 96,  390-391 

society  may  take  any 390-391 

powers  implied  in  right  to  take  any  particular 312  w. 

forbidden  by  charter  may  be  enforced  (^^^Securities)..3I2  and  note. 

whether  society  may  advance  funds  on  personal 312 

of  non-members  may  be  taken  for  member's  debt 313 

of  wife  for  husband's  loan,  extent  of. 319 

joint,  of  member  and  outsider 392 

substituted  for  one  usurious  is  also  usurious 367-368 

right  to  take,  implied  in  power  to  loan  390 

its  nature  and  kinds 390-392 

assignment   of  stock  absolute  on  face  may  be  shown  to  have 

been  merely  as  collateral 390  ;/. 

rights  of  members  over  stock  pledged  as  collateral 475 

in  what  sense  mortgage  is  a  collateral 446 

see  Mortgage. 

for  faithful  performance  of  official  duties 199-205 

see  Sureties. 

SELKIRK'S,  EARL  OF 

building  association  not  the  first  known 5  ;/. 

SEPARATIC 

consent  of  directors  to  corporate  act,  legality  of 1S5 

estate  of  wife  may  be  mortgaged  for  husband's  undertakings 
with  society 319 

SERIAL  SOCIKTIlvS 

descrijjtion  of. 24 

apportionment  of  profits  among  the  series  in 24 

aj)porlionment  of  profitsand  losses,  how  made 24,  iSo  ;/. 

are  limited  as  to  duration 26 

yet  belong  to  class  of  permanent  societies 26 

repayment  of  loans  in 1,54 

rights  and  liabilities  of  members  in,  first  referable  to  .societies,  154 

accounts  of,  how  kept 154  n. 

SERIES 

apportionment  of  profits  among  the  series 24 

and  losses,  how  made 154  //. 

each  constitutes  separate  association 26 
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stock  in  one,  not  set-off  aij;ainst  debt  in  another 154  ;/. 

member   may   compel   settlement   of,    in   equity  when  stock 
reaches  par 513  "•.  5i7 

"SERVANT" 

meaning  of,  in  criminal  procedure • 208 

SERVICE  OF  WRIT 

proof  of,  by  initials 243 

SERVICES 

members  owe  society  their  personal 62,  76,  212 

how  compelled  to  render 7^ 

compensation  for,  of  officers  and  agents  {see  Compensation), 

209-2 I 6 
before  organization,  society  not  chargeable  with,  after   incor- 
poration   213 

where  assumpsit  for,  lies 213  «. 

SET-OFF 

against   withdrawing    member's    claim,    losses    before   with- 
drawal are 7° 

after  withdrawal  are  not 254 

losses,  to  be,  must  be  proved  by  society 254  n. 

against  society,  withdrawal  balances  assigned  to  members  are,   112 
against  liability  for  corporate  debts,  member's  claim  as  cred- 
itor of  society  is §3 

against  withdrawal  balances  acknowledged  due  to  withdraw- 
ing members  and  assigned  to  others,  society  has  no 256 

SETTLEMENT 

of  accounts  of  society  and  members,  none  until  dissolution, 

100,  125,  129,  332,  339,  477,  482 
see  Account;  Compromise;  Profits. 

of  affairs,  member  may  compel,  when  stock  at  par 516-517 

what  determined  in  suit  in  equity  for 155  n. 

power  of  society  to  make,  after  expiration  of  char- 
ter  : 520 

which  will  bar  defence  of  usury 370.  37^ 

SHARE  OF  STOCK 

what  is,  inlaw 461-466,  469 

SHAREHOLDERS 

see  Members. 

SHARES 

what  meant  by,  in  building  associations —     12 

"  par  "  or  "  paid-up,"  value  of. 12 

"paid-up,"  in  permanent  societies 23 

in  serial  societies,  issue  of 24,  25 

number  and  par  value  of,  to  be  set  forth  in  articles 31  (2) 

conditions  of  issue  of,  to  be  set  forth  in  articles 31  (3) 

amount  receivable  as  loan  or  advance  on,  to  be  set  forth  in 

articles 3^  (S) 

no  restriction  upon  member's  right  to   hold  more  than  one, 
unless  by  statute,  &c ^6a7id  note. 
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value  of,  for  withdrawal  (5^^  Withdrawal) 102,  103 

for  application  to  indebtedness  {see  Application), 

480-482 

assignment  and  transfer  of  {see  Transfer ) 470-474 

borrower    may    make,    of,    subject    to    society's 

lien 123,  475 

SHERIFF'S  SALE 

under  mortgage,  discharges  lien  thereof. 446 

remedy   where  proceeds  of,   insufficient  to  cover  whole  sum 

due 446 

purchaser    at,    whether,  may   set   up   usury    in   prior   mort- 
gage  374-376 

S/C  UTERE  TUO,  UT  ALIEN UM  NON  LAEDAS 4S6 

SIGNATURE 

want  of  one,  required  to  certificate  of  incorporation,  fatal 188 

defect  of,  in  certificate  does  not  avoid  charter  collaterally....  537 
of  president   and   secretary    should    accompany   affixing  of 

seal 221 

of  constitution  and  by-laws  a  mere  formality 62 

does  not  prevent  alteration 260  ;/. 

of  minutes  when  not  necessary  to  validity  of  directors'  acts....  1S4 

SIGNIFICANCE 

of  seal  in  corporate  contracts 223 

of  stipulation  for  payment  of  dues,  &c.,  in  mortgages 382,  383 

SIGNING 

of  constitution  and  by-laws  a  mere  formality 45 

of  minutes  when  not  necessary  to  validity  of  directors'  acts....   184 
of  agreement  as  prerequisites  to  valid  loan 250 

SMALL  AND  FREQUENT  PAYMENTS 

importance  of,  in  building  associations 332 

SOLICITOR 

disapproval  of  security  by 96,  257 

functions,  duties  and  liabilities  of. 196-198 

see  Attorney. 
SOUTH  CAROLINA 

ca,ses  on  theory  of  loans  or  advancements 358 

SPECIAL 

act  of  legislature,  incorporation  by 34.  3^ 

criterion  of  legality  of  constitution  and  by- 
laws under 3^ 

arrangements  changing  value  of  stock,  effi;ct  of 145,  146 

for  with(lrawal,  when  binding  on  society 143-144 

terms    of  repayment,    meml)ers   must   consent   to,    to   claim 

benefit  of I45 

when  members  repudiating,  may  havf 

benefit  of 146 

cannot  be  forced  upon  members  145 

society    may    make,    with    borrowers, 

325-326 
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meeting,  what  business  to  be  transacteil  at 15S,  161 

what  is 158 

notice  of,  to  be  given  to  all  members 160 

duty  of  olTicers  in  calling 160 

regularly  called,  may  be  adjourned 161 

adjourned,  powers  of 161 

of  directors 181 

SPRCIAI/rV 

affixing  of  seal  makes  instrument  a 221 

SPECIFIC 

sum,  real  meaning  of  obligation  given  for  repayment  of. 129, 

133. 436-438 
powers,  want  of,  as  claimed  under  charter  may  be  shown  from 

charter 541 

estoppel  against  party  denying  society's  right  to  as- 
sume   544 

SPECULATION 

impropriety  of  society's  engaging  in 93 

in  real  estate  {see  Reai^  Estate) 304,  305  ;/. 

instocks 323 

STAMP-DUTY 

exemption  of  building  association  mortgages  from,  in  Eng- 
land, how  construed 460 

STARR-BOWKETT  SOCIETIES 

description  of. 22 

excessive  interest  on  loans  in 22 

STATE  (Attorney-Generai,) 

may  interfere  where  incorporation  irregular  or  fraudulent 40 

may  forfeit  society's  charter  for  illegal  exercise  of  powers 278, 

279,  328 
for     unlawful     departure      from 

powers  granted 328,  504 

alone  can  enforce  forfeiture  of  charter  for  misbehavior  of  so- 
ciety  507,  539 

grounds    for    such    interference   must   be   public,    not   mere 

private  wrongs 507 

alone  can  impeach  corporate  existence 535 

see  Nuiv  TiEi^  Corporation;  Quo  Warranto. 

STATED  MEETING 

see  Directors;  Corporate  Meeting;  Meeting. 

of  society 158 

directors 180 

STATES 

reservations  legalized  in  the  several,   in  building  association 

loans 394 

deci.sions  of  the  several,  as  to  theory  of  loans  or  advancements: 

see  the  names  of  the  several  states,  etc. 
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STATUTE 

repeal  of,  by  implication -. 32  ;/.,  37  ;/.,  43  ;/. 

constitution  must  conform  with  terms  of 33 

incorporation  under  general 33,  36-41 

powers  of  building  association  under 21S 

spirit  of,  must  be  considered  in  determining 262 

charter  under  general,  not  conclusive  as  to  society's  powers...  284 

misreciting  date  of  act  amended 44  {addenda) 

unincorporated  society  cannot  claim  benefit  of 548 

STATUTE  OF  FRAUDS 

auctioneer  may  sign  memorandum  required  by,  to  bind  pur- 
chaser   228 

STATUTES 

functions  of  legislature  and  courts  respectively  as  to 43 

retro-active  and  expository 43 

affecting  remedies  only 44 

what,  must  be  considered  in  passing  valid  by-laws 261 

curative,  constitutionality  of 542 

regulating  building  associations,  unincorporated  societies  can- 
not benefit  by 548 

STATUTORY 

guarantee  of  right  and  terms  of  withdrawal,  imperative 103 

limitation  upon  funds  available  for  withdrawals 114-115 

regulations  of  loans  apply  to  members  only  {see  Strangers),  315 

terms  of  withdrawal;  force,  &c.,  of 114-116 

repayment 1 37- 1 40 

STAY  OF  EXECUTION 

discretion    of  court   as  to,  against   society   by    withdrawing 

member 115-116,  512  ;/. 

where  period  of  default  not  properly  averred  244 

STOCK  IN  BUILDING  ASSOCIATION 

definition  of. 461 

general  discussion  of 461-495 

common  stock 461 

prepayment  of 461,  464 

paid-up,  prepaid 462 

priority,  preference 462 

income,  dividend  bearing 463,  464 

classification  according  to  amount  of  dues  payable 465 

acquisition  of 466 

definition  of  shares  of 469 

must  be  all  subscribed  before  holding  individual  subscribers, 

unless  waived 64,  466-467 

member  entitleil  to  liold  more  than  one  sliare  of 86  and  note. 

member's  interest  in,  is  measure  of  loan  grantable  to  him 9S 

held  by  borrowing  member  may,  for  purpose  of  distribution, 

be  considered  as  sunk  and  extinguished 382-3S3 

expiration  of  charter  when,  at  jiar 498 

application  of,  to  debt  extinguishes  membership  of  borrower,  448 
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STOCK  IN  BUILDING  ASSOCIATION— Cl'////^//^<v/. 

application   of,  to  debt   when  compelled  on  doctrine  of  mar- 
shalling of  assets 485-494 

see  Marshalling  of  Assirrs. 

assignment  and  transfer  of 470-474,  476 

of,  absolute  on  face  may  be  shown  to  have  been 

merely  as  collateral 390  «. 

effect  of  double 4^3 

concentration   of,  and   securities   in  one  person's  hands  dis- 
solves society 502 

forfeiture  of,  general  discussion  of 7^-75 

is  forfeiture  of  membership 75 

when  society  estopped  from  claiming 150 

does  not  take  place  until  declared 74,   150 

waiverof 56,  59.  72-75,  181,  432 

without  credit  on  loan I49.  274.  477  «• 

see  Forfeiture. 

hypothecated,  purchaser  of,  cannot  compel  society  to  resort 

to  mortgage 484 

member's  rights  over 475 

lien  of  society  upon 66,  ^^^  and  addenda 

limitation  upon  number  of  shares  to  be  held  by  one  person, 

.281,  284 

maturity  of,  burden  of  proof  of,  when  on  borrower 248,  519  n. 

rights  of  members  upon 117-118 

borrowers  upon 155-156 

right  of  member   to  petition  for  winding  up  on, 

516,  517 

financial  condition  necessary  in  order  to 518 

difficulty  in  ascertaining  exact  period  of 518 

misappropriation  of,  society's  liability  for 238 

'•net  value"  of. 474  «• 

owners  of,  must  procure  transfer  on  books 57 

ownership  of,  constitutes  membership  in  society. 45 

o{  feme  sole  member  at  common  law  upon  mar- 
riage      51 

stock-book  primary  evidence  of 57,  47^ 

as  between  claimants  may  be  determined  by 

possession,  &c 57>  472 

evidence  of 57,  47i,  472 

pledged,  purchaser   of,  cannot   compel   society   to   resort   to 

mortgage 484 

member's  rights  over 475 

property  in,  nature  of. 469 

"redeemable" 99"- 

sale  of  under  usurious  mortgage 362 

subscription  for,  how  far  conditional 64,  461-466 

when  only,  becomes  absolutely  binding 64, 

461-466 

waiver  of  implied  condition  in 64,  281,  467 

taxation  of 495 


INDEX.  669 

STOCK  IN  BUILDING  ASSOCIATION— a>«//««<fa'. 

title  to,  borrowing  member  does  not  lose  his 123 

traffic,  society  cannot,  in  its  own 297,  325 

in  stock,  what  is  and  what  not 326 

transfer,  owners  must  procure  on  books 57 

refusal  by  society  to  make,  action  for 57, 

258  a7id  note,  473-474 

whilst  member  in  arrears 66  and  addenda. 

liability  to  contribute  to  losses  not  evaded  by 77 

cannot  be  made  by  withdrawing  member 109-110 

borrower  may  make,  subject  to  society's  lien 123 

and  assignment  of,  general  discussion  of. 470-474,  475 

value  of,  member  cannot  sue  at  law  for  paid-up iiS,  255 

change  in,  effect  of,  on  borrower's  liability 145, 

146,  523-531 
not  a  subsisting  claim  in  member  against  society  be- 
fore winding  up 255 

value  of  "  net," 474  «• 

for  purpose  of  application  to  loan 4S0-482 

how  made  up 4S1,  482 

difficulty  in  ascertaining. 481,  482,  516 

rights  of  members  when  stock  reaches  par 516-517 

financial  condition  necessary  to  produce  par 518 

withdrawal  of,  not  allowed  whilst  member  in  arrears 66 

stops  right  to  transfer  109-110 

works  surrender 109-1 10 

member  may  assign  balance  due  upon 109-110 

5tr  Appi.icationok  Stock;  Att.\ching Creditor;  C.a.i'it.\i,; 
C.\piTAL  Stock;  Marsh.\lling  of  Assets;  Merger; 
Shares;  Transfer;  Value;  Withdrawai,. 

STOCK-BOOK 

pri niary  evidence  of  membership 57 >  47 ' 

transfer  of  stock  nmst  be  made  on 57.  47' 

society  need  not  look  beyond,  for  owners  of  stock 57 

action   against   society    for   refusal   to  enter  transfer  on  57, 

258  and  note,  473-474 

provisions  for  transfer  on,  how  construed 47' 

see  Corporate  Books. 

STOCKHOLDERS 
see  Membicrs. 

STOCK-INTEREST 

extent  allowable  to  any  individual  member 86 

of  member  is  basis  of  his  rights  f.vr^  EorfeiTikk) 122 

see  Rights  oi-  Members. 

STOCK-PAYMENTS  (see  DUES) 

installments,  subscriptions,  dues,  what  meant  by 382-383 

amount  and  details  as  to,  to  be  set  forth  in  articles 31  (4) 

property  in 'o'  ''•-  207  "• 

society    receiving,    when    estopped  from    denying    payer's 
membership S^,  150,  448 
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STOC  K  -  PA  V  M  K'STS—Cou/ifi  11, d. 

(Uitv  to  make,  not  ivnioved  by  misl)ehavior  of  other  inembers,     63 
nor  by  illeijal  acts  of  society  or  olTicers.  .  . .  146,  282, 

303.  305.  310 

nor  suspended  by  pendency  of  suit 70,  147,  253 

is  independent  of  oblii^ations  as  borrower.  ..  .   383 

is  absolute  to  end  of  society's  existence 63 

ceases  only  with  membership 63 

but  does  not  continue  after  dissolution 523 

enforced  upon  mortgage   after   repayment    of 

loan 67 

dulv  to  make,  regularly 412 

ceases  upon  forfeiture  of  stock 75 

are  to  be  made  in  cash  only 63,  173  "•.  203,  412  n. 

time  and  place  and  recipient 63 

made  otherwise  not  binding 63 

society  may  maintain  assumpsit  for 64,  476 

need  not  give  notice  of,  when  due 65,  476 

in  arrears,  lien  on  stock  for 475  c''^^  addenda,  515 

stipulation  for,  the  differentia  of  building  association  mortgage,  438 

covenants  as  to,  in  mortgage 439 

may  be  appropriated  to  liquidation  of  indebtedness 130-132, 

149-150 

in  same  series I54  ''• 

but  are  not  directly  applied  thereto 477 

are  not  ipso  facto  payments  to  the  loan 385,  448,  458  ?;., 

477.  479-482,  487.  490 

not  even  in  unincorporated  societies 548 

see  Marshalling  of  Assets. 

STOCKS 

speculation  in,  by  society  illegal 323 

STRANGER 

postponed  to  member  desiring  loan  or  advancement 90>  94 

security  of,  may  be  taken  for  member's  liabilities 313 

and  of  member  jointly 392 

securing  member's  loan  not  entitled  to  notice  of  default 313  n. 

loan  to 90.  315 

estopped  from  setting  up  defence  of  illegality  of  loan 314 

and  persons  not  sui  juris,  loans  to 314-319 

what  society  can  recover  on  loan  to 3^4-3^7 

w^ho  included  in  classof 3^7 

not  bound  by  rules,  &c.,  applicable  to  member's  only 315 

how  society  ought  to  be  permitted  to  lend  to 315 

mere,  cannot  compel  application  of  stock  to  debt ' 484 

see  Marshalling  of  Assets. 

mortgages  by,  when  exempt  from  taxation 460 

cannot  ask  for  appointment  of  receiver  for  insolvency 512-513 

nor  petition  for  winding  up  on  maturity  of  stock 517 

SUB-AGENTS 

contracts  of,  not  binding  on  society  where  delegation  of  powers 

to,  improper 183  n 
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SUB-DIVISION 

of  dues  including  interest  or  redemption  money,  so  as  to  im- 
pose separate  fines  for  default,  illegal ^2- 

SUBMISSIOX 

to  by-laws  required 260  (.v,r  174,  addenda) 

SUBROGATION  {see  Marshai.i.ing  ok  Assets) 486.  489 

SUBSCRIPTIONS  {see  Dues) 

stock-payments,  installments,  dues,  what  meant  bv 382-^,83 

to  stock  how  far  conditional 64.  461.  466.  467 

deficient,  of  capital  stock  when  waived  as  a  defence 281 

and  noie,  467 
payable  in  cash  only -.q,     ,,2  „ 

society  may  maintain  assumpsit  for 64'  ^-g 

SUBSTANCE  OF  CONTRACT 

court  must  look  at 357,  358,  364  „.,  367  „. 

SUBSTITUTION  OF  PARTIES 

necessary  where  society  expires  pending  the  suit.  521 

SUCCESSION 

see  Perpetual  Succession. 
SUIJUJilS 

loans  to  persons  who  are  not 3'7-3i9 

SUIT 

see  Actions. 

right  and  liability  of  society  of  and  to. .  .^7,  240-242 

costs  in,  for  redemption  and  foreclosure 152 

right  of,  cannot  be  denied  collaterally 544 

SUM 

being  fixed  in  mortgage  for  repaym.ent.  sit,niificance  and  ad- 
vantage of 1 29,   133 

"  SUM  PAID  OR  ADVANCED " 

construction  of -.05 

SUPREME  POWER 

in  society  vested  in  coqjorate  meeting.  157 

SURETIES 

on  official  bonds,  general  discussion  of 199-205 

in  procuring,  principal  is  not  society's  agent 2(X) 

contract  of,  by-laws  enter  into.  .  . .   201 

directors  may  l)ecome 202  «. 

not  di.scharged  bv  lu-glert  of  sncietv  to  enforce  its 

rules . .   203 

except  in  Scotland 203  «, 

contract  between,  and  .society 203 

measure   of  liability   of,    where   treasurer   receive* 
mere  promises  to  pay  fines  and  <lues,  in.stend  of 

cash 2c\^  //. 

not  bound  where  officer's  election  void 219 

liabilities  of,  strictly  confiiUMl  to  terms  of  bond,  204-205 
when  held  on  continuing  guaranty   .        204-205 
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of  treasurer  liable  if  he  receives  aiiglil  but  cash  for  fiues  aud 

dues 173  "■-  20;,,  476  ;/. 

of  borrowers  cannot  defend   on   <(round   of  society's  abttse  of 

power  in  making  the  loan 2.S1 

nor  because  borrower  allowed  to  hold  more  than 

maximum  number  of  shares 281 

mav  set  \ip  usury  as  a  defence 374 

entitled  to  subrogation  to  society's  rights  against 

borrower 484  "• 

rights  of,  superior  to  attaching  creditor  of  bor- 
rower     484  ^• 

may  compel  application  of  stock  to  debt 484 

of  mortgage  debt  bound  by  its  terms 397 

against  liens  discharged  by  merger  of  mortgage  in  ownership 
as  to  losses  subsequent  thereto 204  ;/. 

SURPLUS 

funds,  propriety  of  investment  of,  in  real  estate,  &c.,  depends 

upon  societ3''s  statutory  powers 94 

investment  of. 3^5  n. 

assets,  borrowing  member  entitled  to  share  in 382-383 

accumulated,  what  is,  for  purpose  of  taxation 495 

SURRENDER  OF  FRANCHISE 

dissolution  by 499-500 

when  implied 502 

non-user  is  not  ipso  facto 502 

effect  of,  on  contracts  of  borrowers 523-531 

SURVEYOR 

functions,  &c.,  of 198  ?/. 

must  look  to  corporate  funds  for  compensation 216 

SURVIVAL 

of  authority  between  agents 237 

SUSPENSION 

of  interest,   fines,   dues,  &c.,  none  by  bringing,  pendency  or 

discontinuance  of  suit 70,  152,  3881  432 

of  society,  what  amounts  to  total 502 

appointment  of  receiver  is  more  than 527 

of  society's  operations,    temporary,    effect    upon   borrower's 
contracts 533>  534 

T. 

TAX  COLLECTOR 

see  County;  Injunction;  Taxation. 

TAXATION 

remedy  for  illegal,  against  collector 459 

of  building  association  mortgages 458-460 

exemption  of,  from 459-460 

what  included  in  assessment  of  society's  property  for 457-458 

on  capital  stock 495 

and  accumulated  surplus,  basis  of 495 
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TAXES 

covenants  to   pay,  properly  inserted  in  building  association 
mortages 394,  439  ,/.,  449 

TEMPORARY 

loans  to  society,  legality  of. 297 

suspension    of  business  does  not   abrogate   borrowers'    con- 
tracts  533-534 

TENDER 

of  money  due  on  building  association  mortgage,  what  is 152, 

253.  454 
right,  terms,  and  effect  of 152,  153,  253,  38S 

refusal  of,  makes  societj'  liable  for  costs  and  stops  interest. . .  153 

after  suit  brought  nmst  be  with  accrued  costs 153 

society  entitled  to  decree  after  refusal  of.    153 

when  unnecessary 454 

see  Costs;  Decree;  Interest. 

TENNEvSSEE 

cases  on  theory  of  loans  or  advancements 344 

TERMINATING 

society,  description  of iS 

TERMINATION  OF  SOCIETY  {see  Dissolution) 496-531 

time  and  manner  of,  to  be  provided  in  articles 54  ( 10) 

TERMINOLOGY  IN  BUILDING  ASSOCIATIONS 12-15,  18 

"advanced  "  member 13 

"  back-payments  " 18 

"  bonus  " : 13 

"  book  value  " 464  ;/. 

"  borrower  " 13 

"  bought  out  " 13 

"  capital  stock  " 12 

"dues" 12 

"earnings" 12  ;/.,  327  //. 

"fines  " 413-414 

"income" 12  w. 

"  installments" 12 

' '  investors  " 13 

"  liabilities  " i-'  '•• 

' '  loan  " 13 

' '  par  or  paid-up  value  " 12 

"  premium  " •  •  I3i  399 

"  redeemable  " 99  "• 

"redeemed" 13 

"shares" 12,  469 

"stock  " 461 

"  slock -payments  " 12 

' '  subscriptions  " '2 

"winding-up" '4 

"  withdrawal  " 14 

"  withdrawal-notice  " '4 

descriptive  names  of  building  associations 15 
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ti-:rms 

of  olVicers:  .v<v  OKi'iCKRS. 

of  statute,  constitution  must  comply  with 33 

of  loan,   impossibility  of  enforcing  does  not  effect  rights  of 

borro\\er  as  memhtr 55 

of  withdrawal 102,  103 

deviating  frc^m  statute,  when  binding 105 

of  repayment  in  the  absence  of  statute  or  by-law  thereon..  130,  [31 
SeY  LO.VN.S;  RHP.W.MICNT;  WlTHDR.WV.VI^. 

TKRRK-TENANT 

whether  may  set  up  usury  as  defence  to  prior  encumbrance.  . 

374-376 

cannot  set  up  usur}-  after  verdict  and  before  judgment 377 

.vr  Junior  Encumbrancer;  Purchaser;  Vendee. 
TESmrONY 

src'  Evidence;  P.A.R01,;  Prooe. 
TESTS 

by-laws  imposing  additional,  on  voters,  void 266 

TEXAS 

cases  on  theory  of  loan  or  iidvancement 362 

THIRD  PARTIES 
see  Strangers. 
TIMBER 

when  mortgagee  in  possession  may  fell 449 

TICKET 

defeated  by  improper  rejection  of  votes,  court  cannot  declare 

elected 164 

containing  less  names  than  required,  good;  more,  void 166 

TIME 

for  payment  of  dues  to  be  set  forth  in  articles 31  (4) 

also  for  pa3'ment  of  interest 31  (5) 

also  for  nomination  and  election  of  officers 31  (6) 

also  for  annual  meeting 31  (8) 

for  repayment  of  loan  being  specified  in  security  does  not  af- 
fect its  nature 133,  434-438 

specification  of,  effect  of 335 

TITLE 

choice  of :  5^^  Name. 

to  stock  remains  in  borrower 123 

see  Transfer. 

of  society's  real  estate  sometimes  vested  in  trustees 195 

property  always  so  vested,  if  unincorporated 548 

vests  in  surviving  or  new  trustees  without  assign- 
ment  195,  219 

so  also  upon  incorporation  of  unincorporated  so- 
ciety  .550 

in  examining,  of  real  estate,  solicitor  cannot  rely  on  extract  of 

a  will 197 

charge  for  examining,  does  not  render  loan  usurious ....  196  «. ,  379 
equitable,  mortgage  of 433  n , 
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riri'E—Cofih'fmed. 

mortgagee  in  possession  may  add  expenses  for  maintaining  to 

^^^^ ":...  449 

of  property  of  unincorporated  societies  taken  bj'  trustees 54S 

eflPect  of  flaw  in,  on  rights  of  mortgagee  in  possession 449 

TORTS  AND  MISREPRESENTATIONS  OF  AGENTS 

when  societ}-  liable  for j-'S 

ratification  of ,,g 

innocent   party   suffering  by,  may   look   to   society,    though 
equally  innocent j-'S 

TRAFFICKING 

in  its  own  stock  is  illegal  in  societj- 297,  325 

what  is  and  what  not 326 

TRANSACTIONS 

minutes  of  directors' 184 

TRANSFER  OF  STOCK 470-474 

must  be  made  on  corporate  books cy 

where  member  in  arrears,  may  be  refused 66,   131 

but  must  be  allowed  upon  payment  thereof 472  //.,  (475  //. ) 

liability  to  contriVmtion  cannot  be  evaded  by.  .  .  77 

withdrawn  member  cannot  make 109-1 10 

limitation  upon  borrower's  right  to 126,  475  {addenda) 

action  against  society  for  refusal  to  make 258,  473-474 

7na>ida)ni(S  to  compel 47-^ 

method  and  formalities  of 470 

by  power  of  attorney  signed  in  blank 470,  471 

on  corporate  books,  effect  of  rule  for 471 

is  merely  directory 471 

is  intended  for  protection  of  society 471 

cannot  be  unreasonablj-  impeded  by  society .  .   471 

society's  right  to  charge  fee  for 472 

no  credit  demandable  by  borrower  for  such  fee 139  ;/. 

when  no  such  fee  collectible. .  .' 472 

not  entered  on  books  is  merely  an  equitable  assignmciil \-\ 

but  good  against  all  Ijut  innocent  purcliasers 471  ;/. 

and  good  against  attaching  creditor 471  and  note. 

holder  of  stock  may  demand,  on  books  472 

remedy  for  refusal  by  society 473 

may  be  prohibited  whilst  society  has  lien  on  stock,  475  {and addenda ) 
by    Ixjrrower,    when    pledged   as   collateral,    to   tliird   i)arty 
(double   assignment)   destroys   his   right  of  ajiplying  it  to 

loan  contrary  to  assignee's  interest 483 

TREASURER 

functions,  liabilities,  &c.,  of 172-173 

formerly     iii     Ijuflaiid     exercised,     bv 

tnistees  172  n. 

of,  merely  imniblcrial  172-173 

advancement  by,  of  members'  dues 172  «.,  176,   177  «. 

warrants  on,  to  be  signed  by  president 171 

obliged  to  give  bond 172 
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not  liable  lor  moneys  lost  without  negligence I73 

cannot  recover  against   society  moneys  paid  without  warrant 

for  illegal  purposes 172 

is  not  personally  liable  for  payments  made  on  warrant,  though 

for  illegal  purpose ^72 

is  liable  for  misappropriation  by  clerk I73 

must  take  cash  only i73.  203,  412  ;/. 

may  be  director 187 

has  no  right  to  receive  aught  but  cash  for  dues  and  fines 203, 

412  «.,  476  n . 

measure  of  liability  of  sureties  of,  if  he  does 203  n. 

mortgagor,  when  may  be  treated  as  defaulter 246 

TRESPASS 

officer  de  facto  may  have,  against  others  claiming  to  be  a 

board  of  directors 168  n. 

of  agent,  society's  liability  for  (^^^TORTs) 238 

TRUST 

nature  of  relation  of,  between  society  and  its  membership 100 

TRUSTEE 

when  corporation  regarded  as,  for  creditors 84 

what  is  valid  appointment  of,  in  mortgage,  to  sell 45' 

TRUSTEE  PROCESS 

against  society  by  withdrawing  member 112  «. 

TRUSTEES 

not  properly  officers 17O)   i^^ 

now  generally  superfluous  and  discarded  17O1   ^95 

in  England  formerly  had  functions  of  treasurer  172  «• 

in  what  sense,  are  officers 188 

functions  of ^95 

conveyance  of  assets  to,  on  dissolution  520 

omission   to  state   names   of,  in.  certificate,    does   not   avoid 

charter  collaterally 537 

in  unincorporated  societies,  functions  of. 548,  549 

directors  are  in  a  sense,  for  stockholders 187 

extent  of  liabilities  of,  as  trustees 187 

(  N.  B. — Where  "  trustee  "  is  used  as  synonymous  with  "  director,"  as 
in  New  York,  see  Directors.  ) 

u. 

ULTRA   VIRES 

{see  Borrowing  Powers;  Misuse  of  Power  of  Lending; 
Prohibition;  Re.\i.  Estate;  Security;  Un.\nimous  Con- 
sent; Unlawful  Acts.  ) 

acts,  affecting  only  stockholders,  may  be  ratified 218,  277 

assent  of  members  not  presumed  to I57  "• 

of  agent's  powers,  effect  of. 231 

what  are 93.  276,  286-308,  311,  319,  327 
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UL  TRA  VIRES— Continued. 

acts,  render  society  liable  to  forfeiture  of  charter 278,  32S 

in  taking  unauthorized  security,  eflfect  of. 281 

certain,  declared  to  be 325-326 

do  not  avoid  charter  collaterally 53^ 

arrangements  which  are,  when  binding  on  society 141-144 

borrowing,  when  is 2S6-304 

by-laws..... 104  „. 

which  are,  do  not  avoid  charter  collaterally 538 

compromise  between  member  and  society  is  not 82,  325-326 

contracts,  of  agents,  when  void  and  when  voidable 233 

directors  if  personally  liable  for,  cannot  ask.  con- 
tribution from  members 307 

of  secretary  which  are,  do  not  bind  society. 174-175 

of  directors  cannot  be  enforced  against  society 176 

personal  liability  of  agent  or  officer  for 176,  277 

debts  contracted,  can  never  make  society  insolvent 513 

discount,  allowing  of,  on  premium,  not 405 

discounting  paper  is,  and  ground  of  forfeiture  of  charter 505 

fixing  of  minimum  premium  is 409-411 

insurance,  contract  to  effect,  on  premises  mortgaged  is  not 394  ;/. 

intere.st,  reservation  of,  on  loan  is  not 324 

lending,  what  is,  in  exercise  of  power  of 311-323 

to  other  corporations,  whether 321-323 

meaning  of  term  of. 275 

minimum  premium,  fixing  of,  is 409-41 1 

plea   of,  society   estopped  from  setting  up,  after  settlement 

with  borrower 141-144 

meaning  of. 222 

may  be   set   up   by  society  to  invalidate  instrument 

properl)-  e.xecuted 222 

who  may  set  up 278-2S5 

real  estate,  how  far  purchase  of,  is 303-308 

dealingin,  whether 505 

stock,  speculating  in,  is 323 

trafficking  in  its  own,  is 297,  325-326 

warrant,  payment  by  treasurer  upon,   for  puqjose  which  is, 

creates  no  liability  in  him 172-173 

withdrawals,  rules  as  to,  which  are 104    105 

UNANIMOUvS  CONSENT  OF  MEMBERS 

required  to  ratify  acts  of  directors  or  agents  ultra  Ttrrx. ..21S,  277, 

307  an(/  note. 
ratifies   acts  ultra    vires:  as  between  society  and  directors  or 

agents 307 

whether  premature  dissolution  requires 499-50(} 

to  flis.solution  may  be  iiiferre<l 502 

UNAUTirORIZi:i) 

acts  of  agents  do  not  biml  society 231 

contracts  of  .secretary  do  not  bind  society 172-173 

of  agents,  wlicii  void  and  when  voidable 233 
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UNCERTAINTY 

an  element  in  Iniilding  association  loan 339 

in  rules  relating  to  lines  construed  in  favor  of  member 

419-421,  423 

in  provisions  for  repayment,  likewise 137,   138 

in  building  association  mortgage  (or  bond)  does  not  make  it 
void 440 

UNINCORPORATED  BUILDING  ASSOCIATIONS 

general  discussion  of ••547-551 

are  partnerships 547 

powers  of. 547-548 

government  of. 549 

loans  in 346,  354,  355,  361,  365,  548 

fines  and  premiums  in 548 

contracts  of,  not  aided  by  statutes 548 

nor  by  subsequent  incorporation 548,  550 

incorporation  of,  effect  on  rights,  property,  &c.,  previously  ac- 
quired    550 

by  existing  constitution  and  by-laws 35,  551 

UNITY  OF  CORPORATE  EXISTENCE 219 

UNLAWFUL 

acts  of  officers,  right  of  members  to  restrain  {see  Directors; 

Officers) 87 

of  society,  when  ground  of  forfeiture  of  charter..325-326,  328 
departure   from   legitimate  functions,  effect  of,  on   corporate 

existence  and  obligations  of  members 316 

practices  of  society,  what  are 93,  276,  286-308,  311-319.  325-327 

purposes  of  building  associations 9^ 

UNMARRIED  WOMEN 
see  Feme  Sole. 

UNREASONABLE 

bargain,  society  has  right  to  make 82;/.,  325  «. 

by-laws:  see  By-Law. 

restraints  upon  transfer  of  stock  improper 472 

UNWISE  BARGAIN 

right  of  corporation  to  make 82  ;/.,  325  «. 

USAGE 

where  admitted  as  explanatory 164 

and   custom   when   sanctioning   delegation   of   authority  by 
agent 237 

immemorial,  cannot  be  appealed  to  in  building  associations...  206  n. 

see  Custom;  Customary. 
USE  OF  COMMON  SEAL  {see  Seal) 220 

USER 

gives  corporation  no  exclusive  property  is  a  name  merely  de- 
scriptive of  locality 28 

USUAL  SECURITY 

in  building  associations  {see  Customary) 96,  312,  390 
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USURY 

definition  of. ^6--^6S 

general  discussion  of. ■> 67--' 70 

charges  for  negotiation  of  loan  and  examination  of  title  do 

not  constitute 106  ;/. 

exception  to  this  rule  as  to  corporation  officers 379 

is  no  defence  to  mortgage  on  ejectment 312  ;/. 

where  no  defence 312  «.,37o  371,  372 

cannot  be  set  upbj'  deceased  married  woman's  next  of  kin....  31S 

in  substance  of  contract  taints  its  every  fonn 344,  357-358, 

364  ;/.,  367  a/uf  //oh',  368 

in  premium  left  to  jury 341,  354,  356 

in  building  association  loan  cannot  be  ascertained  without  ac- 
count of  losses  and  expenses ^c6 

theory  of  partnership  dealing  does  not  excuse ^56  ;/.,  ",57  ;/. 

court  must  analyze  transaction  to  find 357,  364  ;/.,  367  //. 

Lord  Coke's  caveaiasto 344 

taints  security  in  hands  of  do// a /i eft'  holder 368 

may  become  an  element  in  building  association  loan  367 

effect  of,  on  security 368 

paid  voluntarily  may  be  recovered 369,  370-371 

embraced  in  final  settlement  cannot  be  recovered 370-37I 

merged  in  judgment  cannot  be  recovered ^77 

after  verdict  and  before  judgment,  when,  cannot  be  objected 

to 377 

cannot  be  recovered  by  borrowing  member  in  North  Carolina,  372 
action    for   recovery   of,    must   l)e    brought    within    statutorv 

period  ;.  373 

when  a  fraud  upon  creditors,  may  be  set  up  as  defence 373 

who  may  set  up,  in  security  as  a  defence 373-376 

whether  second  mortgagee  may  set  up,  in  first  niortgage.  ...373-377 

when  a  personal  defence 367-368,  374,  375 

when  a  general  defence 375-376 

cases  on,  collected -^75  ;/. 

not  an  objection  to  sale,  but  arises  on  distribution 378 

plea  of,  must  conform  to  statute 378 

purchaser  subject  to  building  association  mortgage.. 397  /i, 

whether  remission  of,  cures  contract 362  //.,  364  //. 

when  there  can  be  no  pretence  of 358,  364  //.,  367 

settlement  which  will  bar  defence  of 370,  371 

what  is  not 367  [a(iil<i/tia) 


V. 

VACANCY 

filling   of,  in    Ixi.inl    of  directors  or  among  officers,  ]X)wer  of 

directors  as  to 177 

in    Ixjard   of   trustees    requires    no   assigniuiMit    of 
titles 195 

officer  filling,  extent  of  liability  of  sureties  for 204-205 


6SO  INDKX. 

VALIDITY  OV 

aj^TeemeiU  of  all  members  to  dissolve 146;/..  501 

by-laws,  dependent  upon  what 271 

charter  cannot  be  inquired  into  collaterally  40,  501  «., 

507,  535-539.  543 

compromise  between  society  and  members 82,  325-326, 

(141-144) 
constitution    dependent   on   what,    where    incorporation    by 

patent,  S:c 33.  36 

contract,  imprudent,  of  corporation 82  ;/.,  325  «. 

how  far  dependent  on  keeping  of  minutes 184 

assented  to  by  directors  separately 185 

mortgage  for  payment  of  dues,  &c 440 

official  bonds,  certain 202 

ser  Agent;  Bv-Law;  Contract;  Mkhtinc,;  IVIortcage. 

proof  of  service  by  endorsement  thereof  by  initials  on  writ 243 

VALUE 

of  shares  for  withdrawal 102-103 

of  mortgage  for  dues,  &c. ,  present 130-131 

str  Present  Value;  Mortgage;  Repayment. 

of  stock,  effect  of  change  in,  on  borrower 145,  146,  (523-531) 

not  a  subsisting  claim  in  member  against  society  be- 
fore winding  up 118,  255 

for  purpose  of  application  to  loan 480-482 

how  made  up 481-482 

VARIANCE 

between  date  and  consideration  of  bond  as  recited  in  mortgage 

and  as  shown  in  evidence  231  «.,  549  n. 

between  real  name  of  society  and  name  in  bond  and  bill  {see 
Misnomer) 243 

VARIETIES 

of  building  associations 18-24 

of  forms  of  mortgage  used  in  building  associations 434-438 

VENDEE 

whether,    may    set    up    defence   of   usury   to    prior   encum- 
brance   374-376 

ser  Plrchaser. 

VENDOR 

may  enforce  lien  for  purchase-money  on  property  in  hands  of 
third  parties  who  paid  full  consideration 307 

VERDICT 

terre-tenant  cannot  set  up  usury  after,  and  before  judgment...  377 

VESTED  RIGHTS 

what  cannot  be  impaired  by  by-law  {see  Obligation  of  Con- 
tracts)    269 

VESTING  OF  TITLE 

upon  resignation  or  death  of  trustees  or  directors 219 

upon  incorporation  of  unincorporated  society 550 

VICE-PRESIDENT 

functions,  &c.,  of. ^7^ 
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VIRGINIA 

cases  on  theory  of  loans  or  advancements 352 

VOLENTI  NON  P'lT  INJURIA 

applied  to  parties  to  usurious  loan 369 

VOLUNTARY 

payment  of  usury  not  a  bar  to  recovery 369 

and  forced  repayment,  difference  between  terms  of. 444 

surrender  of  franchise,  dissolution  by 499-500 

when  inferred 502 

repaj'ment  :  see  Repayment. 
■withdrawal  :  see  \Vithdraw.\l. 

VOLUNTARY  ASSOCIATION 

incorporation  by 38 

VOLUNTARY  BUILDING  ASSOCIATIONS 
see  UNI^xoRPORATED  Societies. 

VOTE 

right  to,  member's 86 

each  member  entitled  to  one 86,  163  n. 

origin  and  reason  of  this  rule 86 

right  of  pledgor  of  stock  to 86,  475 

borrower  to gi 

by  proxy 86,   163 

mere,  may  create  binding  contract 223 

by-law  giving,  or  restraining  to  casting,  when  void 266 

creating  new  and  additional  tests  and  qualifications  of 
right  to,  void 266 

VOTER 

see  Members. 

VOTES 

number    each    shareholder    entitled   to,   to   be   set   forth    in 

articles 31  (6) 

acceptance  of  illegal,  effect  of,  upon  election 164 

rejection  of,  effect  of  improper 164 

majority  of,  though  minority  of  meeting,  elects 165 


w. 

WAIVKR 

of  forfeiture,  right  of 74 

must  l)e  clearly  act  of  society 59,  181 

of  condition  as  to  capital  being  all  subscribed,  what  is,  and 

effect  of 64,  2S1  and  note,  467 

of  prescribed  notice  of  withdrawal 106 

of  notice  of  withdrawal 109 

of  defects  in  notice  of  meetings 160 

of  rule  as  to  maximum  of  shares  to  be  held  by  any  meinber. ...  2S1 

WANT  OF  FUNDS 

when  no  defence  again.st  withdrawing  member 113 
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WARRANT 

payment  by  treasurer  williDut,  tor  purpose  iiUra  vires  cannot 

be  recovered 172-173 

necessity    of,    on    treasurer    tor   disbursement  of   corporate 

funds 172-173 

on  treasurer  to  be  signed  by  president 171 

drawn  hy  jiresident  not  a  negotiable  instrument,  254  «. 

WARRANTY 

directors  acting  i///ra  rins  may  be  held  on  an  implied,  of  so- 
ciety's power  to  do  the  act 176,  277 

W^ASTE 

liability  of  directors  to  account  for,  of  corporate  funds 193 

when  mortgagee  in  possession  may  commit 449 

W^EEKLY 

periodical  payments  may  be 3^5 

WEST  VIRGINIA 

defence  of  usury  in 372 

WIFE 

see  Married  Women. 

WILL  OF  LEGISLATURE 

how  expressed  as  to  creation  of  corporations  ...  262 

is  supreme  over  puq^oses  defined  in  charter,  &c.. 506 

WILLFUL  MISCONDUCT 

directors  liable  for 189 

WINDING-UP 

see  Court;  Dissoi.ution;  Equity. 

what  is  meant  by 14 

when  members  may  apply  to  court  for  purpose  of..  87,  516-517 

member   must  either  await,  or  withdraw  to  get  value  of  his 

stock 120,  258 

agreement  of  members  to,  is  valid  146;/.,  501 

binds  assignee  of  consenting  member 146  n.,  501 

building  association  mortgages  not  assets  for 457-458,  518 

effect  of  arrival  of  period  for .497-498 

of  insolvent  society,  proper  method  of S^^S^S 

when  borrower  cannot  petition  for 5^7 

petition  to  court  for,  must  proceed  from  member  as  such:     512-513 

see  Creditor 5^7 

what  financial  condition  petition  for,  must  show 518 

settlements  incident  to.,  520 

WITHDRAWAL 

what  is  meant  by I4 

provisions  for,  to  be  made  in  articles 3^(4) 

made  in  articles  cannot  be  varied  by  by-law 104 

when  to  be  regulated  by  charter  or  by-law   106 

cannot  be  forced  upon  investors  by  borrowers 147 

balances  due  upon 256 

assignment  of 109-110 

rights  of  assignee  of 109-110,  112 
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W I-TH  DR  AW  A  L— Con  tin  ucd. 

bonus  upon,  may  be  claimed  by  borrower  voluntary  repaying, 

135.  136 

claims,  liable  to  defalcation  for  losses  and  expenses  78 

even  where  losses  not  yet  ascertained  78 

but  not  accruing  after  notice  of  withdrawal 254 

what,  member  may  make,  upon 100,  101-103 

subject  to  set-off  for  arrears,  &c iii  {addi'uda) 

dissolution  by,  of  members.  525 

effect  of,  when  perfected no 

notice  of,  what  meant  by  14 

effect  of,  on  membership  and  duties  thereof. 109 

profits,  when  some,  must  be  allowed 103//. 

right  of,  is  incident  to  membership 447 

belongs  to  all  members 530 

objections  to,  and  justification  of 99 

equitable  aspect  and  importance  of. 99 

does  not  involve  account  of  profits  100,  loi 

cannot  be  capriciously  denied  by  directors 107 

is  defeated  by  society's  lien  for  arrears  due 66,  131 

becoming  borrower  (surrender) 122, 

131.447 

terms  of  mortgage 447 

how  aflfected  by  limitation  upon  funds  devoted  to 

114-116 

cannot  be  taken  away 99 

gone  where  society  becomes  insolvent 108 

stock  reaches  par 108 

society  to  keep  funds  available  for 1 13 

what  are  available  funds  for u6  //.,  115,  456 

terms  of,  statutory,  nature,  design  and  effect  of 103 

are  those  in  force  at  incorporation 104 

charter  and  by- law  provisions  varying,  are 

void 104 

extra-statutory,  when  binding  on  society 105,  143- 

144.  530  "• 

when  regulated  by  charter  or  by-law 106 

rules  as  to,  construction  of 106 

special,  when  cannot  be  rescinded 143-144 

value  of  .shares  for  purpose  of 102,  103 

when  declared  by  directors  binding  on  society 135  //. 

order  upon,  effect 250 

mortgages  not  funds  available  for  115,  456,  (see  ii6«.) 

WITH  DRAW  A  L  B  A  I.  A  NC  i:S 

nature  of,  ami  presumption  as  to 256 

as.signment  of 109-110,  256 

rights  of  a.ssignee  of,  though  a  member iii,  112,  256 

interest "9 

WITHDRAWAL  NOTICIv 

waiver  by  society  of  required  written 106 

effector 109 
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W I  rilDRAW A I ,  NOTICE— row//// //<•(/. 

waiver  of,  what  is 109 

whether  ineniber  bound  by  new  rules  after  givinjij 109-110 

liable  for  losses  accruing  after 109,  254 

WITHDRAWING  MHMBKRS 

liability  for  losses 78 

when  must  be  allowed  some  share  of  profits 104  «. 

must  observe  rules,  &c.,  prescribed 104 

rule    for   competition   between,    for   priority   of  jiayment   of 

claims  of,  when  void 104,  265 

need  not  show  cause 104 

rights  of,  regulated  by  statute  under  which  society  formed 104 

in  what  sense  creditors no,  250 

cannot  transfer  stock 109-1 1 o 

may  assign  balances  due,  even  toother  members 109-110,  112 

order  of  payment no 

may  proceed  against  society  at  law iii,  115,  254 

execution  by,  against  society,  discretion  of  court  as  to  112,  115 

society  must  keep  funds  available  for 113 

whether  affected  by  losses  after  withdrawal-notice,  etc 109,  254 

rules  passed  thereafter 109 

suing  for  claims,  must  show  compliance  with  statute  and  regu- 
lations   254 

status  on  distribution  of  insolvent  society's  assets 108,  514-515 

WITNESS 

see  Evidence. 
WOMEN 

see  Feme  Soi^e;  Married  Women. 

WORKINGS 

description  of  general,  of  building  association  scheme  8-11 

WRIT 

endorsement  of  proof  of  service  on,  by  initials  merely 243 

of  entry,    society  may  maintain  after  illegal  cancellation  of 
mortgage :  see  Entry 549 

of  injunction:  5^<?  Injunction. 

of  matidanius :  see  Mandamus. 

of  quo  warranto :  see  Quo  Warranto. 

of  scire  facias :  see  Scire  Facias. 
WRITTEN  AUTHORITY 

not  needed  to  show  appointment  of  agent 22S 

See  Agent, 
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